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INTRODUCTION

The Village Board, in late 1986, requestedassistancefrom the
Suffolk County Planning Departmentin respondingto a number of develop
ment issuesin the Village. The original comprehensiveplan which was
preparedby consultantsin 1965 has been partially implemented. Some
areasof the plan remain to be carried out while changesin land use and
developmentin the Village will require certainmodifications. There
fore, this study is designedto evaluaterecent trends in the Village and
the surroundingarea and recommendnew policies that can be used by the
Village Board, Planning Board, Zoning Board of Appeals and any other
agenciesthat are concernedwith planning issues.

Many of the original recommendationssuch as increasedpublic use of
the waterfront, expandedrecreationalfacilities, community buildings,
plus downtown and residentialrehabilitationhave occurred. However, all
of this activity has exacerbatedthe traffic and parking situation since
many of the proposalsrelating to transportationwere not implemented.
This study will addressthesedeficienciesalong with the other issues
that have been raisedby the Village and observedby the staff.
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OVERVIEW OF VILLAGE GOALS

The preparationof a comprehensiveplan for the Village should be
precededby a discussionof goals for the Village and how the various
interestsin the community view developmentin the Port Jeffersonarea.
There are five different types of communities that could characterizethe
Village of Port Jefferson. They are as follows:

(1) Predominantlyresidentialwith a local servicearea:
This assumesthat the major emphasisis on the maximum amount

of residentialuse in the community. The businessuseswould be deemeda
local service areawhich is designedto provide for the needsof nearby
Village residentsto the exclusion of most others. It is possibleto
direct the Village planning towards this goal; however, it would be
rather difficult since rehabilitationof the businessarea in the last
ten or fifteen years has made it into an attractionthat extendsway
beyond the Village’s borders.

(2) A tourist center:

The major emphasishere would be on serving a visiting
population, along with the indigenousresidentialneighborhoods. A
heavier emphasison waterfront recreationaland commercialuseswould be
required. At the presenttime, the Village is developing in this manner.
To continue,would mean a further emphasison accommodationsand
services,especiallyin the downtown area and on the remainingwaterfront
that does not now provide public access. Important decisionsconcerning
expandedparking and improved traffic circulation would then becomepart
of the overall planning.

1



(3) An employmentcenter:

The existing businessarea, plus the major hospital centersand
a certain amount of medium size office spacehave alreadybrought a
significant amount of employmentto the Village. There is land available
for office developmenton existing hospital propertiesand on
underutilized land adjacentto the businessdistrict. This could be
developedfor major office spacebecauseof the ties to the institutions
and the attractivenessof offices adjacentto all the servicesthat are
provided in downtown. If this goal were to be achieved, the primary
limitation would be the road network and overall transportationsystem
that would have to be gearsdto extensivepeak hour travel.

(4) A transportationorientedcenter:

The plans for electrificationof the railroad could createan
increaseddemand for commutation from the Port Jeffersonstation. The
current ferry service acrossLong Island Sound is heavily used,
especiallyduring the peak summer months. Major expansionsof ferry
service, along with parking and accessimprovementsin the vicinity of
the railroad would be necessaryto upgradethe importanceof these
transportationfacilities. The railroad demand is likely to put
additional pressureon the immediate area for more extensivehousing
and commercial developmentin the station area. Expansionof the ferry
servicewoul4 require more of the availablewaterfront area, thus causing
conflict with recentefforts to expandpublic accessto the waterfront.

(5) A regional economic and service center:

The size of the current businessdistrict and the possibility
of expansion, if parking and accessquestionscan be resolved, make the
above idea a possiblegoal. Rather than emphasizingtourist facilities,
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the downtown businessarea could be oriented towards providing the retail
and serviceneedsof the Village and all of the surroundingcommunities
which tend to have fewer commercial areasthan are necessaryto serve the
population. The Village could provide all the specialtyshopping and
serviceneedsof the areasthat have limited potential for such uses.
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FINDINGS

Population

The population for the Village of Port Jeffersonwas estimatedto be
7,390 as of January1987. This amounts to a population density of 2,459
people per squaremile. Since 1980 the populationhas has grown by 9.8%,
which is a little below the rate for the Town of Brookhavenbut almost
twice the growth rate for Suffolk County. Table 1 shows population
comparisonsfor Port JeffersonVillage, BrookhavenTown and Suffolk
County.

Table 1

Population, 1970-87

change1970-1980 change1980-1987 Square 1987Area 1970 1980 1987 Number 96 Number 96 Miles Density

V. of Port Jefferson 5,795 6,731 7,390 936 16.2 659 9.8 3.51 2,459

JTown of Brookhaven 245,260 365,015 405,844 119,755 48.8 40,829 11.2 253.35 1,602
Suffolk County 1,127,0301,284,2311,355,034 157,201 13.9 70,803 5.5 911.00 1,487

The age distribution for Port JeffersonVillage shows that it has an
older population than both BrookhavenTown and Suffolk County. In Port
JeffersonVillage 13.8% of the peoplewere aged 65 or over which is over
one and one half times the percentagefor Brookhavenand Suffolk. The
higher elderly population is offset by a smaller youth population.

Table 2 shows the Village to have a small minority population and a
higher than averageincome. The poverty rate is below the Town and
County levels.
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Table 2
Age, Race & Economic characteristics

Median Year-Round Family Belo’Area ège 0-17 Age 18-64 Age 65+ Age Population White Black Hispanic Income Povert

V. of Port Jefferson 1,859 3,943 929 33.2 6,731 6,492 92 179 29,199 36127.6 58.6 13.8 100.0 96.4 1.4 2.7 5•(

Town of Brookhaven# 125,181 209,180 30,654 27.8 365,015 344,650 11,965 16,052 22,210 27,00(96 34.3 57.3 8.4 100.0 94.4 3.3 4.4 7.

Suffolk County # 405,724 762,679 115,828 29.9 1,284,231 1,185,109 71,741 58,689 24,195 82,0896 31.6 59.4 9.0 100.0 92.3 5.6 4.6 6.

Source: U. S. Census,1980

Occupations

Major occupationgroups are shown on Table 3. The major observation

is that Port JeffersonVillage has a very high percentageof its workers

employed in white collar occupations. At the same time the Village has

less than half the Town and County rates employed in blue collar

occupations. Serviceworkers make up about the same proportion in all

three jurisdictions and farming and fishing employment is negligible for

Village residents.

Table 3

Major OccupationGroups

White Blue Service Farming &
Area Collar Collar Fishing Total

V of Port Jefferson# 2,215 382 402 6 3,005
96 73.7 12.7 13.4 0.2 100.0

Town of Brookhaven# 82,760 36,282 19,371 1,787 140,200
96 59.0 25.9 13.8 1.3 100.0

Suffolk County # 312,521 147,261 71,419 7,350 538,551
96 58.0 27.3 13.3 1.4 100.0Source: U. S. Census,1980
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Journey to Work

An analysisof work patternsis useful to help understandvarious

traffic problems. Using the 1980 U. S. Censuswe can analyzework

patternsfor both residentsand workers employed in Port Jefferson

Village.

Table 4 is an analysisof the residentworkers and commutation

patterns. Over one fourth of the Village residentworkforce worked in

the Village. This accountsfor Port Jefferson’smedian travel time of

21.6 minutes being the lowest of any community in WesternSuffolk County

or NassauCounty. Seventypercentof the Village’s residentworkers

worked in BrookhavenTown and nearly 93% worked within Suffolk County. A

very small number of residentsworked outside the Nassau-Suffolkarea.

On a percentagebasis one fourth as many Village residentsworked outside

of Nassau-Suffolkas did BrookhavenTown residents. The car was the

primary means for residentsto get to work with 89% or 2,624 Village

residentsopting for this mode of travel. Five percentof the workers

were able to walk to their jobs and the same percentageused public

transportation.

Table 4

Journeyto Work

Place of Work of Mean Mode of TravelPort
Travel MassArea JeffersonBrookhaven Suffolk Nassau Other Total Time Drive Transit Walk

V. of Port Jefferson# 747 1,903 2,516 121 75 2,712 21.6 2,624 140 l3j % 27.5 70.2 92.8 4.5 2.8 100.0 sin. 88.7 4.7

Town of Brookhaven# NA 56,915 97,508 12,352 13,678 123,538 32.1 125,641 6,361 3,43k] 46.1 78.9 10.0 11.1 100.0 sin. 90.5 4.6

Suffolk County # NA NA 323,995 76,950 75,097 476,042 31.0 460,625 38,070 14,621
] 68.1 16.2 15.8 100.0 sin. 87.5 7.2 2.8

Source: fl n,rn lOOfl



Since the Port Jeffersonarea, which includes the Village as well as

Port JeffersonStation, is the twenty-ninth largest employmentarea on

Long Island there is data available for workers coming into this area.

Of the 10,657 people who worked in this area 9,982 or 93.7% came by auto

in 1980. In spite of having a railroad station a negligible number came

by rail. A high 24.0% of areaworkers also lived in the area.

Consideringthat over three fourths of the area’sworkers come from

BrookhavenTown and most of theseare concentratedalong the north shore

it is easy to understandwhy Route 25A is so congested. Table 5 shows

where people come from to work in the Fort JeffersonArea.

Table 5

Workers by Residenceby Mode of Travel
To the Port JeffersonArea - 1980

Mode
%of Bus&Residence Total Total Auto Rail Subway Other

Total Workers 10,657 100.0 9,982 12 20 643

NassauCounty 323 3.0 323
North Hempstead 49 .5 49 -

Hempstead 100 .9 100 -

Oyster Bay 174 1.6 174 -

Suffolk County 10,241 96.1 9,581 12 5 643Huntington 264 2.5 264 - - -Babylon 84 .8 814. - - -Smithtown - 486 4.6 475 - - -Islip 778 7.3 757 — — —Brookhaven 8,333 78.2 7,705 12 5 611Riverhead 117 1.1 117 - - -Southold 48 .5 48 - - -Shelter Island 4 - 4 -
-Southampton 106 1.0 106 - - -EastHampton 21 .2 21 - - -

Port JeffersonArea 2,562 24.0 2,044 12 - 506
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New York City 87 .8 72 - 15Bronx County
- - - - -Kings County
- - - -

-New York County 52 .5 37 - 15QueensCounty 35 .3 35 -
-Richmond County

- -
-

-

All Other Counties 6 .1 6 -Westchester 6 .1 6

Housing

Selectedhousing characteristicsare displayedon Table 6. Two
thirds of the occupiedhousing units in the Village of Port Jeffersonare
renter occupied. This is a low number relative to BrookhavenTown and
Suffolk County. The Village’s averagehouseholdsize of 2.81 is
relatively small due to the higher elderly population and the higher
number of rental units. Nearly all of Port Jefferson’shomes are served
by public or semi-publicwater systemsand 43% have public sewers.

j Table 6

Housing

Total Seasonal Average PersonsHousing Owner & Vacant Household Individual Public Public In GroupArea Units Occupied Occupied Units Size Wells Water Sewer Quarters

]V. of Port Jefferson 2,355 2,227 1,482 128 2.81 12 2,312 990 465

96 94.6 66.5 5.4 0.5 99.5 42.6
Town of Brookhaven# 120,833 109,266 84,903 11,567 3.26 28,165 84,368 26,134 9,05696

90.4 77.7 9.6 25.0 75.0 23.2
}Suffolk County # 431,722 385,719 308,006 46,003 3.25 66,808 338,859 61,205 30,380J 96 89.3 79.9 10.7 16.5 83.5 15.1
Source: U. S. Census, 1980
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Table 7 shows the year structureswere built and the number of
householdswhich are paying over 35% of their income on housing. It is
evident that the Village has a large stock of old houses. Over 800
housing units were built in the Village prior to 1940. This is 35.6% of
all housing units in the Village which is three times the percentagefor
the Town and two and one half times the County percentage.

Port JeffersonVillage has a smaller percentageof householdswhich
pay more than 35% of their income than does the Town or County. However,
there are 478 householdswhich are stretchingtheir income by spending
over 35% of their income on housing costs.

Table 7

Housing - Age and Cost Factors

Year Structure Built Housing Costs of 35%+1970-
before of Income AreaArea mar.80 1960-69 1950-59 1940-49 1940 Total Owner Renter Total

V. of Port Jefferson 496 609 282 109 828 2,324 256 222 47821.3 26.2 12.1 4.7 35.6 100.0 19.3 32.2 23.7
Townof Brookhaven# 43,220 31,447 18,931 8,399 13,603 115,600 16,548 9,552 26,1006 37.4 27.2 16.4 7.3 11.8 100.0 21.9 43.3 26.8
Suffolk County # 92,601 123,667 100,936 30,896 57,567 405,667 54,918 29,625 84,54396 22.8 30.5 24.9 7.6 14.2 100.0 20.2 42.4 24.7
Source: U. S. Census,1980
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Condominium and HomeownersAssociations

Condominiumsaccountedfor 27 units of the total housing stock with

only 10 units occupied on April 1, 1980. As of September1986 there are

approximately110 condominium or HomeownerAssociationunits in the

village in two complexes,Belle Harbor Mews (18 u.) and The Riviera at

Harbor Hills (95 u.). At the presenttime none of the 5 apartment

complexeswithin the village boundarieshave convertedto the cooperative

form of ownership. There were 1,420 personsoccupying rental units in

Port Jeffersonin 1980 which averages1.93 personsper rental unit.

Table 8

Apartment Complexes in the Village of Port

(Built Prior to 1980 Census)

Name

Address

_____________

Bellaire GardenApts. Myrtle & Belle Terre Rds.

Belle Terrace Dark Hollow Road

Harbor Heights Country
Club Apartments 645 Belle Terre Road

Town House East Apts. N. Country Road

Town House West Apts. N. Country Road

Condominium and HomeownerAssociations
(Constructedafter 1980 Census)

Belle Harbor Mews High Street

The Riviera at Harbor
Hills

Jefferson

No. of Units

92

64

96

40

30
322

18

95
113

Oakwood Road
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Institutional Population

The 1980 U.S. Censuscounted472 personsresiding in group quarters

in the village, of which 428 were in homes for the aged. The village

contains 2 nursing home/healthrelated facilities; the Port Jefferson

Nursing Home and Health RelatedFacilities (capacity 120) and Sunrest

Health Facilities, Inc. (capacity207). There are also two hospitals

within the village boundaries,John T. Mather Hospital and St. Charles

Hospital which may have had elderly patientsbacked up awaiting nursing

home placement, accountingfor the discrepancybetweenthe censusfigure

and the nursing home capacity. The Maryhaven Center of Hope has a

capacity of 50. Table 9 lists the institutional capacitywithin the

Village.

Table 9

Institutional Capacities- Village of Port Jefferson

Capacity

(No. of Beds)
John T. Mather Memorial Hospital
North Country Road

228

Pt. JeffersonNursing Home and Health RelatedFacilitiesDark Hollow Road - P.O. Box 637 120

St. Charles Hospital
200 Belle Terre Road

271

SunrestHealth Facilities, Inc.
70 N. Country Road

207
Maryhaven Center of Hope
Division of St. CharlesHospital
450 Myrtle Avenue

50
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Existing Land Use

The existing land use was done in the autumn of 1.986 and updatedin

May of 1987. This was done by using tax records, aerial photographsand

field surveys. The results are shown on the Existing Land Use map and

tabulatedin Table 10.

The dominant land use is residential. Within the residential

category, there are four density categories. High density refers to

apartmenthouses. Most of thesehave densitiesof 15 dwelling units per

acre. Major apartmentcomplexesare located on Belle Terre Road, Dark

Hollow Road and North Country Road.

The secondhighest density category is called “Intermediate”. These

are single and two-family homes on less than quarter acre lots. The

major concentrationin this category is east of Main Streetwith pockets

on the west side of the Village, the southeastcorner of the Village and

around Puritan Path. The Belle Harbor Mews condominium on High Street

falls into this density category.

The largest residentialcategory is “Mediux&’. This categoryhas one

to four dwellings per acre and is in all areasof the Village. The

largestamount of land in this category is north of East Broadway and Old

Post Road. Other concentrationsare on the westernand easternfringes

of the Village. The Riviera at Harbor Hills Condominium is in this

categorybecauseits overall density, including open space, is only two

units per acre.

The final residentialcategory is “Low” density, which is residences

on one acre or more. Most of theseare in the Harbor Hills area east and

west of the country club. There is anotherconcentrationnear the Cedar

12



Hills Cemeteryand a smaller one along Crystal Brook Hollow Road where
larger lots were used in an effort to reduce impact on the steepslopes.

Commercial uses are mainly along Main Street, East Main Streetand
East and West Broadway. Port Jeffersonhas a well defined central
businessareanorth of Maple Place on Main Street and East Main Street.
Another well defined businessarea is just north of the railroad tracks
on Main Street.

In 1982 Port Jeffersonhad 138 retail establishmentswhich employed
760 people and generated$46.2 million in sales. At the same time, the
Village had 135 serviceestablishmentsemploying 1,130 and generating
$38.1 million in receipts.

Office buildings have become increasinglypopular in the Village.
Concentrationsexist along North Country Road, Belle Terre Road and Main
Street. New office constructionand conversionof homes to offices has
recently been occurring along Main Streetnorth of Stony Hill Road.

Industrial uses are predominatelyalong the waterfront with most of
this being fuel depots. The other waterfront industrial use is the stone
docks on the west side of the harbor. Other industrial uses are along
Columbia Street.

The dominant use in the Transportation/Utilitycategory is Lilco’s
oil fired power plant. The next largestuse is parking lots which are
along the waterfront, in the downtown area and at the railroad station.
Rechargebasins and Suffolk County Water Authority propertiesare in this
category.

Institutional usesare a major category in Port Jefferson. This
includesMather Memorial Hospital, St. CharlesHospital, the Maryhaven
Center, three schools and numerouschurches.

13



The Open Space/Recreationcategorycontainsmostly Village owned
property with the exceptionof the 31 acre Cedar Hill Cemetery. The 116
acre Village owned country club is by far the largestparcel in the
Village. A detailedbreakdownof this land use categorycan be found in
the “Open Space” section.

The final land use category is “Vacant.” There are 261 acres in
this categoryhalf of which are in the processof being developed. Most
of this is in the southeasternpart of the Village. A more detailed
breakdownof vacant land can be found in the “Land Available for
Development” section. Map 1 indicatesthe existing land use.

14
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Exisiting Land Use - 1987

Inter
• High mediateMedium- Low

Density Density DensJ,y Densiy

Acres 23.0 98.0 586.2 200.5

of Total 1.2 5.1 30.5 10.4

Table 10

Tránspcr
In- ttion

dustrial Utility

15.0 80.9

0.8
- 4.2

Conner

C ial

69.5

3.6

- Insti- Open - -

Roads tutjonaJ. Vacant - Totai

243.0 129.8 216.8 260.6 1;9z3.

12.6 6.7 1i.3- 13.5 100.(

LI

15



Zoning

The Village zoning ordinancecontains fourteendistricts, thirteen

of which are shown on the map. The I-i waterfront industrial district

does not appeareven though there are such uses in the MW district.

The six residentialdistricts provide a good range of lots size from

one acre down to one-quarteracre. The one-quarteracre zone also allows

new two-family unit conversionsif the lot size is at least 18,500 square

feet. The multi-family zone with a three acre minimum allows 12

apartmentsper acre.

There are two office-institutional type zoning categories. The R-0

district allows offices without dwellings, along with adult homes. The

PA district allows hospitals,offices, apartmentsand nursing homes.

The commercial is well separatedinto a central district and a

general commercial district, while waterfront commercial is containedin

a MW district. A light industrial and power generationdistrict round

out the zoning ordinance.

The variety of uses and general requirementsare generallyvery good

for a village of this size. A few elementsthat are questionedare the

minimum.size lots (less than one-half acre) for office buildings in the

R-0 district. Today’s larger size offices should be located on a larger

lot, especiallyalong a heavily travelledmajor roadway. The lot width

in the two commercial zones also tends to encouragescatteredsmall lot

developmentin some parts of the Village, even though there has been very

good examplesof combined commercialuses that have been built in recent

years.

16



1.

Other Ordinances

Most of the Village ordinancesrelating to land developmenthave
been updatedin recent years and provide the type of controls that are
necessaryfor an area that is receiving various types of building activi
ties.

The flood regulationsare in accordwith the federal requirements
for insurancewhere it will be necessaryin the low-lying sectionsof the
Village.

A separateordinanceregulating clearing of trees for lots of one
acre or more lots that are not on old filed maps includes clearing and
grading, but it does not appear to give the planning board a clear set of
guidelines, especiallyrelating to the size of trees to be removed and
the amount of regrading that is needed. Even though and individual
grading plan is a requirementin some cases,the remaining steepslopes
in the Village will require some fairly strict guidelinesto avoid
erosion and runoff problems.

The subdivision standardsclearly spell out standardsfor major and
minor subdivisionsand have very specific requirementsfor drainage, road
work and most other public improvements.

The provision for cluster developmenton five or more acres is very
useful, especiallyfor the aforementionedsteep slope area. The only
questionconcerningthe open spaceis that there is not a clear
indication of who should own the open land and be responsiblefor its
future maintenance.

17



Land Available for Development

This sectiondeals with the future potential for development,both
residentialand non-residential. There are four categoriesof land
available for development,each broken down by the existing zoning
(Table ii). The potential number of housing units is calculatedfor each
categoryunder what the zoning allows, taking into account current
proposals. (See Map 2 for Land Available for Development).

The first category is “Individual Vacant Lots.” These can each
accommodateone dwelling and since they are already subdividedand in
separateownership, they can be built on relatively soon. There are 174
lots in this category. As can be seen from the map titled “Land
Available for Development”, the lots are spreadthroughout the Village
with a concentrationon the easternside, which is the rapidly developing
Millers Woods subdivision.

The largest category, with 52% of the available land, is called
“Subdividable Vacant Lots.” These are vacant lots which the zoning would
permit to be subdivided. Almost all of this land is in the southernpart
of the Village. Most of this land has recently been the target of
development. Recent site plans seek to development105 acres from this
categoryand would yield 342 new housing units or 44% of the total
housing potential-of the Village. This high potential can be mostly
attributedto the former Rason asphaltparcel which was rezoned
multi-family. This is a better use for that parcel than industry.
Outside of what is under review, the largestparcel is the school owned
parcel eastof the elementaryschool, 14 acres of which is still wooded.

The third category is “Oversized OccupiedParcels.” This Includes
parcelswhich have homes on them and can be further subdividedaccording
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to the zoning. Only 78 more housescan be added from this categorywith

most of thesenear the Cedar Hill Cemetery.

The fourth and smallestcategory is “Reuse.” Reuse includes boat

and car storagelots as well as some waterfront areaswhich have oil

tanks and stone docks. There is 14.5 acres in this categorybut because

of a potential for a zoning change, it could add 60 more housing units.

All categoriescombined total 334.2 acresand could yield 773 new

housing units. Of this, 63.5 acresare available for non-residential

development.
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LAND AVAILABLE FOR DEVELOpMENT

fl Table 11

Individual Subdividable Oversized

Vacant Lots Vacant Lots Occupied Lots Reuse TotalPoten- Poten- Poten- Poten- Potential tial tial tial tialU Hous- Hous- Hous- Hous- HousZon- ing ing ing ing ing

____

11 Acres Units Acres Units Acres Units Acres Units Acres Units
LJRB-3 3 .6 3

.6 3
RB-2 101 34.5 101 96.6 159 54.9 72 186.0 332
RB-i 56 34.7 56 4.6 7 39.3 63

4 3.4 4
3.4 4

R-A1 8 8.0 8

293
33.4 293

rmResi
fdentjal

JTotal 172 81.2 172 134.6 459 54.9 72 270.7 703
]R-O 2 .6 2 1.2 2 4.2 6 6.0 10

P-A 33.4
33.4I

6 2.4
2.5 4.9

9C-2 9 1.2 3.3
4.5

4 1.3
10.1 60 11.4 60

1 1.4
1.9 3.3

Non
-jResi- -

entia].
23 6.9 2 37.9 2 4.2 6 14.5 60 63.5 70

3rand
irota). 195 88.1 174 172.5 461 59.1 78 14.5 60 334.2 773
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EnvironmentalAnalysis

Steep Slopes

One of the key areasof concernwithin the Village deals with

developmenton steepslopes and the resulting environmentalimpacts of

erosion and sedimentation. The EnvironmentalFactorsMap for the Village

of Port Jeffersonshows the various slopes found within the study area on

the as yet undevelopedopen spaceareasthat are left. For the most

part, the topographyof the Village of Port Jeffersonis rolling and

irregular with elevationsthat range from zero feet at the shorelineto

approximately280 feet on the Harbor Hills Moraine along the southern

border. The slopeshave been categorizedfrom 0 to 10%, 10% to 20% and

greaterthan 20%. Steep slope areasof greaterthan 10% are directly

associatedwith specific environmentalimpacts, including increased

runoff, moderateto severeerosion, sedimentationand increasedflooding
of low lying areas,and unsafe road gradesgreaterthan 10%. Most of the
undevelopedparcelswithin the Village contain steepslopes.

Soils

Shown on the GeneralSoils Map are the soils found on the

undevelopedparcelswithin the Village. As can be seen from that map,
the majority of the soils associatedwith steepslopes in the undeveloped
areasare Carver-Plymouthsands (15 to 35% slopes), which are almost
exclusivelyfound on moraines. These soils are characterizedas deep,
excessivelydrained and coarsetexturedwith very low moisture capacity
and very low natural fertility. Permeabilityis very rapid throughout
all soil layers. The hazardof erosion is moderateto severeon these
soils. Due to the droughtinessand steepslopes associatedwith them,
there are severelimitations when revegetatingsuch areas.Therefore,
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steepsloped areaswith carver plymouth soils should remain in natural

vegetationwhereverpossible. Other soils found on undevelopedparcels

within the Village include:

Symbol Name

Bc Beaches
CpE Carver and Plymouth sands, 15 to 35 percent slopes
CuB Cut and fill land, gently sloping
CuC Cut and fill land, sloping
CuE Cut and fill land, steep
Du Dune land
Es Escarpments
HaA Haven loam, 0 to 2 percentslopes
HaB Haven loam, 2 to 6 percentslopes
He Haven loam, thick surface layer
PlC Plymouth loamy sand, 8 to 15 percentslopes
RdC Riverheadsandy loam, 8 to 15 percentslopes
Tm Tidal marsh
Ur Urban land

The constraintsto developmentof thesesoils is found in Table 12,

which lists the soil limitations to town and county planning of the soils

within the study area as identified by the Soil Survey of Suffolk County,

New York. The soils associatedwith the beach and dune areas,as well as

those found in tidal marshes,are very dynamic and associatedwith

periodic-floodingand high groundwaterelevations . These conditions

impose severeenvironmentalconstraintsto development.

The soils associatedwith the golf courseare basically Haven soils

which, althoughhaving very few developmentalconstraints,are considered

prime farm soils.

Wetlands

The major tidal wetlandswithin the Village are found on the west

side of Mt. Sinai Harbor. According to the Village’s draft CoastalZone

Management(CZM) ProgramReport, this marsh is on the flyway of migratory

birds and is the home of many speciesof Gulls, Terns, Cormorantsand

Herons. The Village has bought and spreadseedclams on the flats in
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this area to enhanceits ecological and recreationalattractiveness. The

CZM report further statesthat the entire Village frontage on the westU
side of Mt. Sinai Harbor has been declareda nature preservein

[1 perpetuity. It is adjacentto other lands of BrookhavenTown which have

been similarly designated. Field trips to the wetland area have revealed

that the wetlandshave been adverselyimpacted due to increased
Tj sedimentationresulting from erosion and runoff from nearby developed

steepslope areas.

fl The Village’s two mile beachon Long Island Sound and around into

Mt. Sinai Harbor is almost entirely devoted to public use by its

residents. Towards the center area of the beach is a small tidal lagoon

behind the barrier beachat the baseof the bluff at the Harbor Hills

Country Club. The area adjacentto Long Island Sound has been classified

by the Stateas a coastalerosionmanagementareaunder Article 34 of the

EnvironmentalConservationLaw and 6 NYCRR Part 505.

Water Quality

I According to the New York StateDepartmentof Environmental

Conservation,the marine waters bordering the Village of Port Jefferson,

within the entranceof Port JeffersonHarbor (up to the LILCO bulkhead

and beachhouseat the end of Beach Road, Belle Terre), and Mt. Sinai

Harbor in its entirety, are classifiedas “SA” tidal salt waters and as

such, can be utilized for shelifishing and market purposesand other

usage. The waters at the southernend of Port JeffersonHarbor closest

j to the LILCO Power Station and town dock facilities are classifiedas
- “SC” tidal salt waters best suited for fishing and other usagesexcept

bathing or shelifishing for market purposes. The tributariesto both

Port JeffersonHarbor and Mt. Sinai Harbor are consideredClass “D” fresh
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waters being best used for agriculture, industrial cooling or processing,

and any other usageexcept fishing, bathing or as a sourceof water

supply for drinking, culinary or food processingpurposes. The poor

water quality at the southernend of Port JeffersonHarbor is probably

due to the fact that the tributary which runs through the Village into

Port JeffersonHarbor collects road runoff from the hills to the east,

west and south as far away as Port JeffersonStation. According to the

CZM Report, the streamknown as Olde Mill Creek generallyhas a petroleum

slick on it and as it rains, the coliform count in the harbor rises due

to the runoff in this creek. Also lack of holding tank facilities at the
marinas, as well as the effluent dischargefrom the sewagetreatment

plant, are probablecausesfor increasedcoliform counts. The harbor has
been closed periodically to clamming at the southernend.

Flood Areas

The EnvironmentalFactorsMap also shows the 100 year flood boundary
line which coincideswith lowlying areasadjacentto the shorelinewhich
would be subject to the probability of flooding at least once in 100

years. These areasare subject to severeflooding during storm periods,
septic systemfailure and possiblecontaminationof fresh water supply.
A good portion of the downtown Port Jeffersonarea lies within this zone
and therefore, the Village has set a minimum first floor elevation of 13
feet above mean sea level for new constructionin keepingwith federal
flood insurancepolicy. In addition, the first floors in buildings being
restoredare requiredto be set as high as possible.

History

Port Jeffersonis rich in cultural heritagewhich datesback to its
settlementin the late 1600’s. The area developedslowly during the
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1700’s, however, during the 1800’s the area developedrapidly as a good

deep water port with numerousship yards and industrial facilities. Many

of the early structuresand landmarksof this rich historic past remain

today. Half of the first house in the Village, which was built in 1682,
is on the waterfront and has been restoredas a community information

center. The third housebuilt in 1763, also has been identified on East
Main Street. Other houseson East Main Street include one built in 1799,
one in 1812 and a number of storesbuilt from 1850 to 1888. Thesehave
examplesof bead and reel moldings as well as ornamentalbracketry.

Similar houseslike them can also be found on Main Street. Many old

captain’s homes built from 1840 to 1880 still exist on ProspectStreet,
South Streetand High Street. On the west side of the Village are homes
which were built in the 1880’s and 90’s in the Italianiateand Queen Anne
styles along Barnum, Oak and Randall Avenues. With the exceptionof a
couple of modern structuresand homes, most of the new constructionin
the historic areasof the Village have been designedto blend with the
older architecture. The Village CZM Report contains a detailedhistoric
analysis.

In order to aid in the preservationof irreplaceablehistoric

structuresand sites, the Federalgovernmenthas passedseveral laws
allowing favorable tax treatment. The Tax Reform Act of 1976 allows for
the accelerateddepreciationover a five year period of restored
commercialor industrial historic structuresor buildings within
districts createdby stateor local statuteswhich meet the federal
criteria. In addition, certified historic structuresmeeting tederal
criteria are eligible. The Economic RecoveryTax Act of 19l also
provides tax incentives to accomplishpreservationof historic
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structures. The tax incentives in this law now make rehabilitationot

historic buildings a more attractive investment. The new law establishes

a three tier investmenttax credit (.ITC) tor qualified rehabilitationsot

older buildings. For substantiallyrehabilitatedbuildings, 30 years or

older, a 15% li’C is available. For those 40 years or older, a 20% ITC

can be used; and tor certified historic structures,a 25% ITC is allowed.

To quality, a building must be substantiallyrehabilitated.

Rehabilitationcostsmust exceedeither ,000, or the adjustedbase-ot

the property, whichever is greater. Rehabilitationcostsmust also be

incurred within a 24 month period ending on the last day ot the taxable

year. Under the Tax TreatmentxtensionAct ot lY0, homeownersot

historic residentialstructuresmay donateeasementsto qualified

organizationsinsuring the preservationot their buildings. Such a

donation is considereda charitablecontribution, and a deductionon

tederal income, stateand gitt taxes tor the value ot the donation is

allowed.

The Tax Retorm Act ot 1Yb kept the tax benetitsot historic

restorationand preservationpretty much intact except that the maximum

ITC was lowered trom ZZ to 20%.
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Parks and Recreation

Most of the Village parkland has been recently acquired. Large

tracts of land such as the golf course, beachand wetlandshave given the

Village a large amount of acreagefor recreationpurposes. If you base

the standardof 10 acresper thousandspopulation on the current Village

population, there would be a need for 73 acres of local parkiand. The

following table indicatesthat the Village has more than twice this

amount of land:

Table 13

Village Parks & Open Space

Name & Location Acres
Village Golf Course 129.9*Village County Club & Beach 34.1Village Beach & Wetlands at Crystal Brook Hollow Road 5.0Wooded Hillside at Crystal Brook Hollow Road 3.7Wooded area at Meroke Trail 1.7RooseveltAvenue Park

1.1Greenbeltarea at Oakwood Road 2.7Heywood Park - Caroline Street 4.3Clifton H. Lee Memorial Park
8.0Beach StreetPark
0.5Wooded Area - Adler Drive
1.2

*13.6 acres in Village of Belle Terre

Even though the Village has a significant amount of open land,

almost half is concentratedin the golf course (See Map 5). In addition,
the recreationfacilities are concentratedin the northernand western
part of the Village. The entire easternportion is without public
recreationalspace. The large 25 acre school recreationalfacility on
ScraggyHole Road does provide some recreationand should be retainedfor
that purpose. The proposedrecreationalsite in the vicinity of

* Parks CommissionMaster Plan for the RecreationDepartment,Jan. 1983
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the railroad could also provide for the needs in this portion of the

Village. A report done by the parks commissionof the Village in 1983*

indicatesthe demand for boat slips and ramps. Little has been done to

accommodatethese.
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Future Population

The potential for population growth is directly relatedto the

amount of land available for development. From that sectionwe

determinedthat if every parcel which was availablewere developed, the

Village could add 773 new housing units. This is called saturationand

representsthe maximum zoning will allow. By applying the most current

averagehouseholdsize figure (2.81) to single family homes and (2.17)
for multi-family units or condominiums, it was estimatedthat 1,985. more

people could be added to the Village by this method. The 2.81 household
size figure assumesthat althoughnew housing units generatea higher

averagehouseholdsize that will be offset by aging in the old housing

units.

Institutional population is proposedto increaseby 274 people. The
proposedGeriatric Center is expectedto have 250 beds and Maryhaven is

proposing to add 24 new residents.

The maximum population increasethe Village can expect is 2,259
which would bring the Village population to 9,649. This would represent,
at most, a 31% increaseover existing population. If this were to

happen, the population density would increasefrom 2,459 personsper
squaremile to 3,211.
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Traffic Impact Analysis

Overview

Port JeffersonVillage sharesa problem with many other areaswithin

Suffolk County in which the primary east/westarterial becomesoverloaded
with locally generatedtrips and externally generatedthrough trip. The

Village is currently experiencinga traffic situation in which people are

using any road or combination of roads in an attempt to avoid using NYS

25A/Main Street. At the presenttime, the Village is faced with rapid

developmentof its remaining vacant land, as well as a continuedbuild-up

of the “downtown.” Recent developmentproposalsbefore the Village Board
have prompted the requestfor a traffic study inorder to determinethe

effects of this developmentupon the Village road system.

The purposeof this section is (1) examine existing traffic

conditions, (2) determinethe effect the proposeddevelopmentwill have
upon the existing road system, and (3) recommendroadway improvements.

The study area is generallyboundedby Main St./NYS 25A on the west,
Crystal Brook Road on the east, the rail tracks to the south, and East
Broadway to the north. With the exceptionof Main Street, which is

maintainedby the State, the remaining roads are Village jurisdiction and
include: Belle Terre Road, Oakland Road, North Country, Sheep Pasture
Road, Columbia Street, Myrtle Ave., East Broadway, Stony Hill Road and
Pine Hill Road.

Data Collection

Data for this study is the result of February/Marchinventory

compiled during the seasonof lowest traffic volumes. Dependingupon
which location is observed,simer traffic is estimatedto increase
anywherebetweenone-third to one-hundredpercentover the winter months.
In order to document this, traffic counts are plannedduring the summer
months.
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Automatic traffic recorderswere set out in twelve locations, for a

24-hour sevenday count where possible. Manual turning movementswere

taken during the weekday and weekendp.m. and a.m. peaks as determinedby

the automatic counters. While in most casestraffic volumes are recorded

as averagedaily traffic (ADT), volumes vary considerablyby the hour of

the day, by the day of the week, and the month of the year. It is these

variationswhich generally createthe problems of congestion. In

addition, traffic peaks during the morning and evening reflect the

orientationof journey-to-work trips.

In addition to the volume data, a physical inventory was taken of

each roadway within the system. In includes lane width, shoulder,

right-of-row parking patternsand general commentsconcerningthe

roadway, summarizedon Table 14. This information provides an

understandingof the characterof the roadways involved. In addition, it

aids in a determinationof capacitywhich is a method of approximating

traffic conditions basedupon traffic volumes.

Capacity or the congestionpoint is the maximum number of vehicles

which can be handledby a highway. It is generally a factor of the

road’s geometrics,compositionof traffic, number of intersectionsand

abutting land uses. It is a theoreticaldesignationbecauseone change

in either of the above conditions can alter capacity significantly. In

developedareassuch as the study area containing a mix of commercial,
office, residentialuses and through traffic, the capacity is controlled
to a large extent by the number of intersectionsand the relative volumes
of the cross street traffic. This analysis conducteda general

assessmentof the physical constraintof each roadway link and the

intersections,the latter being the greaterrestraintto traffic flow.
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TABLE 14
ROADWAY INVENTORY

Road
(From-To’)

Shoulder/
Travel Side
Lane Clearance

Total
Pavement
Width Row

KB 13’ 3’ 16’

Pavementlane markings. Some side friction from abutting
land use, particularly Mather Hospital. Heavy right turns
onto Belle Terre from N. Country shoulderfor most of the
way. North Country is classifiedas an arterial and serves
as such. North Country functions as by-passto Main St.

No pavementmarking. Minimal abutting land use.

Variable Lane connectingsegmentbetweenBelle Terre and Main St.
with heavy utilization. Over 42 KB traffic turns left
left onto Belle Terre. Over 3/4 of WB traffic turns left
onto Main St. during PM peak. Mixed abutting land uses,
some backing up on WE traffic during PM peak.

(minimum) Extensionof N. Country. Classifiedas Collector roadway42’ with increasingarterial function for East/Westtraffic.
Comeercialmix near Main St. Narrow roadway.

U Oakland Ave. /Continuation
(Belle Terre-Perry)

NB
SB

2-way

of Belle Terre

9 (minimum) No lane markings. Primary use as by-passfor NB Main St.40’ traffic and accessto railroad parking.

50’
(minimum) No pavementmarking. Raisedcurb limits width of useable140’ shoulder. Classifiedas local road that is in areasingly

serving as arterial route. Significant abutting land use
consistingof apartments,single family and medical
office. Belle Terre Rd. functions as by-passto Main St.

U North Country Rd.
(Belle Terre-PineRd.)

KB 12’
WE 12’

2-way 24’

Comments

8’

11’

19’

Variable
(minimum)

60’

8’
11’
43’

North Country Rd.
(Pine Rd.-CrystalBk.) Variable

WB 13’
2-way 26’

North Country Rd.
(Belle Terre-Main/NYS 25A)

4’ 17’
7’ 33’

KB See Coimnent Section
WE

2-way 42

Sheep PastureRd./Continuationof N. Country Rd.
(Main St.)

KB 12’ 0’ 12’
WB 13’ 0’ 13’

2-way 25’ 25’

Belle Terre

] (North Country-Myrtle)
NB 14’
SB 16’

2-way 30’

0’ 14’
0’ 16’

30’
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TABLE 14
ROADWAY INVENTORY

(Continued)

Shoulder/ Total
Road Travel Side Pavement

(From-To’) Lane Clearance Width Row C o m m e n t s

Belle Terre
(Myrtle-Thompson)

NB 14’ 0’ 14’ ? No lane marking. Narrow road. Providesaccessto St.SB ‘ 0’ Charles.
2-way 28’ 28’

Belle Terre
(N. Country-StonyHill)

NB 17’ 0’ 17’ 50’ Very heavily used. Connectinglink to N. Country has
heavy weaving action as WB/EB vehicles cross lanes to2-way 37’ 37’ continue trip.

Belle Terre Rd.
(Thompson-E.Broadway)

NE 7 7 7 No lane markings. Narrow road continuesas by-passto
Main St.

2-way

Stony Hill Rd.
(N. Country-High St.)

EB 10’ 0’ 10’ 50’ No lane markings. Narrow road with skewed intersectionWE 0’ with N. Country. Poor vertical/horizontalsight distance.2-way 24’ 24’ Considerationfor one-way or realignmentwith N. Country.

U Myrtle Ave.
(Belle Terre-Inwood Rd.)

EB 14’ 0’ 14’ 7 No lane marking. Pavementalmost up to utility poles.WE 11’ 8’ 11’ Provides accessto St. CharlesHospital.2-way 25’ 25’

! Pine Hill Rd.
(N. Country-EllenDr.) Variable

EB 15’ 0’ 15’
WE 23’ 0’ 15’ (minimum)

2-way 38’ 38’ 45’

Columbia Ave.
-1(N. Country-NYS 25/Hallock)

J NB 15’ 0’ 15’ 50’ No lane markings. Road width expandsto 36 near inter0’ sectionwith Hallock. Provides some function as by-pass2-way 30’ 30’ to Main St.

JMain St./NYS
(N. Country-StonyHill) Variable

NB 13’ 0’ 13’ Two lanes SB - one is clumbing lane. No comnercia1. No0’ parking allows 3 lanes. Over 90% of SB traffic is2-way 36’ straight through the intersection.
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TABLE 14
ROADWAY INVENTORY

(Continued)

Shoulder! Total
Road Travel Side Pavement

(From-To) Lane Clearance Width Row C o m m e n t S

Main St./NYS 25A
(N. Country-RR Track) Variable

NB 14’ 8’ 22’ This is “Main” St. with conmiercial use on both sides ofpark- the parking roadway. Very restrictedflow with one laneing in each direction. Parking on both sides. One-quarterSB 14’ 14’ of NB PM traffic turns right onto N. Country. The re2-way 28’ 36’ mainder continuesthrough the intersection. Two lanes of
traffic reducecapacity.

Main St.INYS 25A
(RR Track-Hallock) Variable

NB 27’ 0’ 27’ Two lanes over the tracks become4 lanes just 5/0 track.SB 25’ 0’ 251 NB traffic backs up as 2 lanes. Merge into one. SB traffic2-way 52’ 52’ free up somewhatas one lane opens into 2 lanes. This is a
traffic jam producing element.

Note: NB - northbound
SB - southbound
EB - eastbound

J WB - westbound
PM - afternoon
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Land Use Proposals

A number of land use changesare proposedthat will have an effect

upon traffic within the Village and particularly within the study area.

They are as follows:

1 - Medical Office Building at St. CharlesHospital 70,000 sq. ft.

2 - Apartmentsat Columbia/Oakland 264 units

3 - Apartments/Retailat N. Country & Main St 5 Units/5,000 sq. ft.

4 - Condominiumsat N. Country/PineHill 29 units

5 - Medical Office Building at Mather Hospital 30,000 sq. ft.

6 - Condominiumsat Belle Terre Rd 28 units

7 - Geriatric Center at Pine Hill/N. Country 250 beds

8 - Single Family Developmentat Myrtle Ave 19 units

9 - RecreationCenter at Oakland Ave 6 acres

As a result of this development,a number of traffic trips will be
generated. The number of trips is relatedto the specific use of the

land. Trip generationrates were developedfrom the Institute of

TransportationEngineersHandbook. This trip generationdata for the
proposeddevelopmentis shown in Table 15 on a road-by-roadbasis. This
table also indicates the existing situation consistingof volume,

congestionpoint per lane, and the percentto which the volume is over or
under the congestionpoint. Future build consistsof: trips generated
by the new land uses, the percent increaseover the existing volumes,
total numberof trips generated(existing and future) and the percentto
which the volume is over or under the congestionpoint.
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Table 15
PM PEAK-CAPACITY ANALYSIS

— No Build -- Build

I Percent
Percent Percent Relation-

Con- Relation- Land In- ship
gestion ship Use crease Total Volume
Point Volume Gen- Over Trips toExisting per to rated Exist- Gene- Con-Roadway Le Volume Lane Congestion Trips in rated estjon

North Country Rd.:
(Belle Terre-Mather)

EB 784 550 42% over 86 11% 870 58% over.•W3 461 550 19% over 49 10% 510 7% under2-way 1,245 1,100 9% over 135 10% 1,380 25% over

North Country Rd.:
(Belle Terre-WalnutSt.)

EB 368 550 49% under 41 11% 609 25% underWB 562 550 2% over 71 13% 633 2496 over2-way 930 ,100 18% under 112 12% 1,055 4% under

Oakland Ave.:
(North Country-PerrySt.

NB 342 600 75% under 48 14% 390 53% underSB 76 600 90% under 40 53% 136 328% under2-way 418 1,200 88 21% 426 180% wider

Belle Terre Rd.:
(North Country-StonyHill)

NB 819 500 63% over 69 8% 880 76% overSB 583 500 16% over 116 20% 700 40% over2-way 1,402 1,000 40% over 185 13% 1,580 58% over

Belle Terre Rd.:
(Stony Hill-Midpoint)

NB 619 500 23% over 55 9% 674 36% overSB 315 500 58% under 85 27% 400 25% under2-way 934 1,000 8% under 140 15% 1,074 7% over

North Country Rd.:
(Walnut-Main St.)

EB 416 550 32% under 41 10% 1+57 19% underWB 1+62 550 19% under 71 15% 533 377% under2-way 878 1,100 25% under 112 13% 990 10% under

Sheep PastureRd.:
(Main St.-OvertonAve.)

SB 372 350 6% over 28 7% 400 14% over
350 5496 under 12 5% 238 46% under2-way 598 700 17% under 40 6% 638 9% under
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Table 15

PM PEAK-VOLUME ANALYSIS

_._No Build

_____ ____

Build

__________________

Percent
Percent Percent Relation

Con- Relation- Land In- ship
gestion ship Use crease Total Volume
Point Volume Gen- Over Trips to

Existing per to rated Exist- Gene- Con-Roadway Leg Volume Lane Congestion Trips ing rated _gstionMain St./NYS 25A
(Perry St.-N. Country Rd.)

NB 680 500 36% over 10 1% 690 38% over
SB 500 20% over 54 9% 655 31% over

2-way 1,281 1,000 28% over 64 5% 1,345 34% over

Main St./NYS 25A
(High St.-N. Country Rd.)

NB 476 600 26% over 5 1% 481 25% under
SB 622 600 4% over 3 1% 625 4% over

2-way 1,098 1,200 9% under 8 1% 1,106 9% under

North Country Rd.
(Mather Entrance-PineHill)

EB 851 550 35% over 78 9% 929 76% over
WE 406 550 37% under 47 11% 453 22% under

2-way 1,257 1,100 14% over 125 9% 1,382 25% over

North Country Rd.
(Pine Hill-Columbia)

EB 813 550 48% over 62 7% 875 23% over
WB 368 550 50% under 25 7% 393 41% under

2-way 1,181 1,100 7% over 87 7% 1,268 15% over

Pine Hill Rd.:
(Wilmot Rd.-Intersectionwith N th Coii try)
North Country) EB 40 600 900% under 40 100% 80 400% under

WB 38 400 00% under 50 131% 88 00% under
2-way 78 800 00% under 90 115% 168 370% under

Belle Terre:
(Midpoint-Myrtle)

NE 318 500 57% under 37 11% 335 41% under
SB 515 500 3% over 51 10% 566 13% over

2-way 833 1,000 20% under 88 10% 921 9% under

Belle Terre:
(Myrtle-St. CharlesEntrance)

NB 233 500 117% under 22 9% 255 100% under
SB 290 500 72% under 30 10% 320 56% under

2-way 523 1,000 92% under 52 9% 575 75% under
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Table 15
PM PEAK• VOLUME ANALYSIS

— No Build______

_____

Build
—-________________

Percent
Percent Percent Relation-Con- Relation- Land In- shipgestion ship Use crease Total VolumePoint Volume Gen- Over Trips toExisting per to rated Exist Gene- Con-Roadway Leg Volume Lane - Congestion TjQ irig rated gestion

Myrtle Aye:
(Belle Terre-Hosp.Entrance)

WB 120 400 233% under 15 12% 135 207% undetEB 222 400 81% under 6796 under2-way 542 800 under 33 6% 375 116% under
Myrtle Aye:
(Belle Terre-ScraggyHill)

WE 148 400 166% under 10 66 158 150% underEB 400 263% under 20 ‘18% 130 207% under2-way 258 800 207% under 30 12’G 188 32196 under
Columbia Aye:
(Hallock Ave./25A-North Country)

NB 135 400 185% under 32 24% 167 135% underSB 217 400 8196 under. 50 2396 267 48% under2-way 352 800 4296 under 82 23% 434 109% under
Belle Terre Rd:
(St. CharlesEntrance-Thompson)

NB 292 500 72% under 30 10% 322 56% underSB 273 500 8596 under 2.2 8% 295 67% under2-way 565 1,000 78% under 52 9% 6171 61% under
Belle Terre Rd:
(Thompson-Broadway)

NB 219 400 81% under 74 3396 293, 3896 underSB 161 400 150% under 52 32% 213: 90% under2-way 380 800 110% under 126 3396 5061 6096 under
ThompsonAve.:
(Belle Terre-ScraggyHill)

12 400 - under 30 230% 43 900% under28 400 - under 40 142% 68471% under2-way 41 800 under 70 170% 1111627%under
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DEVELOPMENT ISSUES

Hospital - Office Expansion

The journey to work statisticsin the demographicanalysissection

showed that the Port Jefferson-PortJeffersonStation area is the

twenty-ninth largest employment center on Long Island. Projectionsof

future employment indicated that the existing concentrationof jobs will

continue to attract some new employmentbecauseof transportationaccess,
businessservicesand community facilities. Therefore, the office

expansionproposedat St. Charles and the Mather Hospital is a

contemplatedincreaseof private office spacethat will supplementthe

more than 200,000 squarefeet of existing major office spacealong with

the very large amount of small to medium size offices in the village and
station area.

The office developmentthat is proposedat the hospital is

indicative of the trend at other hospitals in the County. At the present
time, both St. JohnsHospital and Community Hospital of WesternSuffolk
have receivedapproval for relatedoffice construction. Both of these
hospitalshave excessland that is being used for medical buildings and
parking which will be similar to the expansionat St. Charles and Mather
Hospitals.

Waterfront Conversionand Public Access

Increasedpublic accessto the waterfront has been a goal of most
Long Island coastalmanagementprograms for the last decadeor two. The
Coastal Zone ManagementProgramthat was done for the Village in December
1985 reemphasizedthe need for improved public access. The removal of
the myriad of industrial uses that formerly occupiedstrategiclocations
along the shorelineand the replacementby commercial and recreational
uses that provide public accesshas been ongoing in many locations. Port
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JeffersonHarbor is one of the examplesof this trend. The remaining

conversionof the southernportion of the harbor is now contemplatedand

shall allow continuouspublic accessfrom one end of the harbor to the

other under the land that is used for commercial and recreational

purposes.

The need for some industrial accessin the vicinity of the power

plant, sewer plant, pipeline connectionand stone docks means that this

areawill not be a possiblesite for additional public accessin the

northwesternsectionof the harbor.

The parking and loading area for the Bridgeport ferry occupiessome

of the spacethat is in demand for public accesstothe shoreline.

Therefore, any further expansionof ferry servicesacrossLong Island

Sound should not be from any of the waterfront in the Village which is is
far too valuable as an adjunct to the pedestriantraffic to the downtown
area. The existing ferry servicewith the accessimprovements

implementedis the maximum that is acceptablewithout an adverseimpact
on the waterfront, the traffic volumes and the downtown areas in general.
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Downtown Parking

All recentstudiesthat have been done for the Village show that
there is a lack of parking facilities in the downtown area. Recent

efforts to separateVillage parking from the generalparking facilities,
the creationof specialareasfor employeeparking, and the institution
of short term and meter parking have had mixed results. Restrictionson
employeeparking, short term parking and meter parking are all perceived
as having a negativeeffect on activities in the businessarea.

There are alternativesto solving theseproblems; however, it could
involve an extensiveamount of public funding. The first approachis to
provide an amount of parking for both employeesand visitors that would
be adequatefor normal demand outside of the summer Sundaypeak which is
virtually impossible to accommodate. The use of unusedcommuter space
for employeeor visitor parking would be the only way to alleviate the
peak problem. If parking for the usual demand is provided, a secondstep
would have to be followed which would severely limit any new commercial
expansionin the core area if it did not also provide the required
off-street parking.
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Site DevelopmentPlans and EnvironmentalFactors

The Long Island Regional Planning Board’s Nonpoint SourceManagement
Handbook thoroughly covers the generalsite plan review processas shown
in Figure 1. That report points out that the site developmentplan is an
integral part of the site plan review or subdivision review processand
also may be used for single lot development,a proposedchangeof zone, a
zoning varianceor a specialpermit.

The site plan specifiesthe presentand future characteristicsof a
parcel of land and its surroundings. The plan is usually presentedin
graphic form, possibly with a narrativeto explain theseportions of the
plan that cannot be describedgraphically. The plan indicatesthe
design, arrangementand intendedactivities for the parcel to be
improved.

The site developmentplan may be preparedby a licensedlandscape
architect, architect, civil engineer, land surveyor or other
professionallyqualified person, as specified in the municipal ordinance.
The site plan is reviewed to determineif the proposeddevelopmentis
compatiblewith existing zoning and environmentalordinancesand to
determinethe potential physical, social and economic impacts of the plan
upon the community, including the need for additional facilities and
services. The site plan should be comprehensiveso that the municipal
reviewerswill have sufficient information for a thorough review. Table
16 is a list of typical design considerations.

State law allows local regulationsto specify the site development
plan componentsthat must be submitted for approval. These components
can be categorizedgenerallyas:

o legal data
o impact on the environs
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o natural features
o existing man-madefeatures
o proposeddevelopment

A local ordinanceor law can identify the submissionrequirementsin

either general or specific terms. If they are statedin general terms,

the detailed review requirementscan be spelledout in the regulations
promulgatedby the planning board. The reviewing agencyusually develops
a checklist, in accordancewith its plan submissionrequirements,for the
purposeof making certain that all componentsof the applicationhave

been received. The checklist may be broadenedto include other

information, such as a proceduralhistory of the proposal, so that its
statuscan be easily determined. A checklist is provided in Table 17.

Large and small parcelsof land proposedfor developmentmay be
subject to site plan review, dependingon the intendeduse of the
property. Most municipalities require review for high density

residential, industrial and commercial development. Single family low
and medium density residential, residential-retirement,neighborhood
business,specialexceptionand specialpurposearea developmentsmay
also be subject to site plan review. Architectural review is also part
of the processin some areas.

Since 1976, municipal planning boards have assumedthe primary
responsibility for the approval or disapprovalof site plans.

Previously, the planning boards performedan advisory function. Various
other departments,including building, environmentalcontrol or
protection, highway and engineeringact in an advisory review capacity.
Planning board (or municipal board) site plan review is requiredbefore a
building permit may be issued. In addition to municipal review, items
such as the constructionof wells, septic systems,the connectionto
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TABLE 16

Typical DevelopmentConsiderations
Regionaland
Local Environs

Relationshipto
ComprehensivePlan

Compatibility with
SurroundingS

Accessibility
- Pedestrian
- Automobile
- Trucking
- Public Transportation

EconomicImpact
Fiscal Impact

- Air, Water, Noise
Facilities and Services

Availability
Visual Compatibility
Historic and Archeologic

Considerations

Natural Features

Geolog)
Topography
Soil Characteristics
Vegetation
Micro-climate
Wildlife
OpenSpace
Erosion
SurfaceDrainage
Groundwater
Wetlands
Flood HazardAreas

Designand
Aesthetics

Site Usage
- Density
- Geometrics

Structures
- Relationshipto Site
- Plans
- Elevations
- FunctionalAdequacy

ArchitecturalFeatures
Signs
Landscaping
RecreationAreas
Incidentals

- Fencing
— Buffer strips

Circulation

Vehicular
- Ingressand Egress
- Road Layout
- ParkingAreas
- Loading Areas
- Traffic Control

Pedestrian
- Walkways
- Safety

1. Name and addressof applicant and authorizationof owner If different fromapplicant.
2. Nameand addressof owner(s)of record,If different from applicant.3. Nameand addressof personor firm preparingthe plan and map.4. Ownershipintentions,suchas purchaseoptions.
5. Currentzoning classificationof property, including exactzoning-boundaryif inmore than one district.
6. Propertyboundaryline plotted to scale.Distances,anglesand areashould beshown.
7. North arrow, scaleanddate. -

8. Locations, widths, elevationsand namesof existing and proposedadjacentstreets.
9. Propertylines andnamesof ownersof adjoining parcels.10. Location, width and purposeof all existing and proposedeasements,set-backs,reservationsand areasdedicatedto public usewithin and adjoining the property.11. Descriptionof sit existingdeedrestrictionsor covenantsapplyingto the property.12. Recordof theapplicationandapprovalstatusof all necessarystateandcountypermits.(Final only.)

VAnother element,necessaryto determineconformity with the intent of theregulations,is the identification of any stateor countypermitsrequiredfor executionof the project.

Impactof Proposalon Environs
1. Relationshipto adjacentand nearbyland uses,both public and private.2. RelatIonshipto existing and proposedtraffic patterns.3. Relationshipto existing and projected water supply, sewagedisposal andsimilar servicecapabilities. V

4. RelationshIpto the community’sability to provide adequaterecreation,education, fire protectionandsimilar facilities and servicesto its residents.5. Visual compatibIlity with surroundings.8. Effect on air andwate’ quality.
-7. Effect on energyconsumptionand conservation.Draft EnvironmentalImpactStatement(DEIS) and Environmentalimpact Statement(EIS) will be requiredIfthereviewingagencydeemstheproposalto besignificantpursuantto theStatiEnvironmentalQuality ReviewAct (SEORA).

Miscellaneous

Construction
Specifications

Utilities
Maintenance
Stagingof

Development

Adaptedfrom Local GovernmentTechnicalSeries,Site DevelopmentPlanReview. ProcedureandGuidelines.New York StateandDepartmentof StateFebruary1984.

TABLE 17
Site DevelopmentPlan Review Checklist

Legal Data
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TABLE 17(Contlnued)
(

Natural Featur.s
1. Geologic features,suchas the locationof kettle holes,erratics.eskers,or othergeologicfeatures.
2. Topographicfeatures,including a map showingexisting Contourintervalsof nomore than five feet. Two-foot contour intervals should be required if thetopography is relatively f tat. Areas of steepslopesshould be delineatedasnecessary.
3. Vegetativecover, including existingwoodedareas,szgnificantisolatedtreesandsimilar features.
4. Soil characteristics,suchas load bearingcapacityand drainagecapacity.5. HydrogeologiC featuresshould include drainageand runoff patterns, floodhazard areas,wetlandsand depth to groundwater,groundwaterand surfacewater quality data, Special GroundwaterProtectionAreas, and Deep AquiferRechargeAreas.

Existing D.v.lopm.ntand Infrastructure
1. Location and dimensionsof major buildingsandstructures.2. Location and width of roadsand paths,including site access.3. Location,sizeand flow directionof sewers,watersupply lines andculverts.Mabr electric,gasand telephonelines and appurtenancesshould also be shown.4. Locationof otherexistingdevelopmentanduses,including parkingand loadingareas,fences,treesand landscaping.

ProposedDevelopment
1. Gradinganddrainageplan showingproposedtopographyat appropriatecontourintervals.This informationcanbecombinedwith themapof existingtopographyif it can be clearly depicted.
2. LocatIon,proposeduseandheightof buildingsandotherstructures,suchasretaining walls, fences,outdoorstoragetanks,air conditioning units and wastedisposalunits.
3. Location,proposeduse,designandconstructionmaterialsof improvementsnotrequiring structures,suchas parking, loading, and outdoorstorageareas.4. Location and arrangementof site accessand egress,including all pathsforpedestrianand vehiculartravel within the site. Information should includeprofiles andcross-sectionsof roadwaysandsidewalksshowinggrades,widths andlocation and sizeof utility lines. -

5. Location and size of water and sewertines arid appurtenances.Any meansofwater supply or sewagedisposalother than extensionsof existing systemsshouldbe described,Including location, designand constructionmaterials.6. Location,designandConstructionmaterialsof all energydistribution facilities,including electric,gasand solarenergy.7. Location, size and designof all Outdoor lighting f8cilities and public addresssystems.
8. Location, sizedesignarid constructionmaterialsof alt outdoorsigns.9. Generallandscapingplan andplantingschedule,Including the treatmentof buffer areasand the location and typesof treesto be planted.10. Estimatedproject constructionschedulewith possiblephasingplan for largeprojects.(Final only.)

11. Additional specificationsfor materials.12. Performancebond,amount,completionschedule,public improvementscovered,inspectionand bond approval.

Adaptedfrom Local GovernmentTechnicalSeries,Site DevelopmentPlanReview.ProcedureandGuidelines.New York Stateand Departmentof StateFebruary1984.
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sewagetreatmentplants, or the proposeduse of lands adjacentto surface

waters or fresh water or tidal wetlandsmay require review and approval

at the county or state levels.

Site plan review provides a mechanismfor protecting the community

health, safety and welfare by ensuringthat the site plan conforms to the

municipality’s land use recommendationsand zoning. Important

considerationsin making site plan review decisionsinclude:

o location of structures
o provision of adequatemeans of access,parking, landscaping,buffers and architecturalfeatures
o provisions for water supply, sewagetreatmentand storinwatercontrol
o environmentalimpacts
o impact on adjacentland uses
o other factors relating to the maintenanceof the generalwelfareof the community

The local legislative body (the municipal board/and/orthe planning

board) normally establishesthe regulationsand criteria for the review

of site plan applications. These are usually specified in the zoning or

other municipal ordinances. The review agenciesmay make revisions

periodically in order to incorporaterecently developedlaws, guidelines

and knowledge. The review criteria are usually specific enough to

facilitate compliancebut are also somewhatflexible in order to enable

the site developerto provide the best possibledesign. See Figure 2 for

a sample review sheetused by the Town of Brookhaven. Criteria may

include mand.atorysetbacksand structuralheight limits for various

zoning districts within the municipality, such as those shown in Table

18. The site plan review processdiffers for eachmunicipality.

In addition to the various planning and site considerationstaken
into account during the site plan review process,the environmental

impacts and concernsmust be reviewed and analyzedpursuantto the State
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TOWN OF BROOKHAVEN
PLANNI i 50MW

SITE PLAN REVIEW SHEET

DATE OF APPLLCATION:_ ZONE_____________________1. Field InspectionCompleted
2. Drawing: Scale 1 • 20’ or larger
3. Boundary:

(a) Hetes and bounds from actual survey bylicensed land surveyor
(b) One copy of referred survey

4. Topography:
(a) Contours or elevation,
(h) Physical feature. adjacent to property boundary,elevation.,out from property line
(c) Town road cross—section.every 50’
(d) Town of Brookhaven datum (NationalGeodetic Survey)

5. Key Map: Scale 1’ — 1,000’ showing zoning limits
6. Adjoining property:

(a) Zoning

(b) Use

(c) Record Owner
7. Site Data:

Intended use of property
Area of site. from title survey
Area of building.
Parking space,provided
Graphic representationof test hole
Site Work:
Grading contours with spot elevationsof criticalpoints, building corners at entrances,catchbagi inlets, change of gradient, etc

(b) Walks, curb, paving

(c) Seeding, planting and fencing
Cd) Outline of all buildings with offsets fromproperty lines

(e) Striping for parking and traffic control withdimensions

(f) Lighting layout and specifications
(g) Estimate of quantitie. data
(h) Cross—Section.:

(1) Transition of parking to highway(2) Transition to adjoining property
(i) Drainage:

Cl) Catch basin., manhole,, etc(2) Pipe size, type, gradient, invert(3) Method of rechargeor discharge(4) De.Lgn data
9. StandardTown Note,

10. Cbunty — StateLetter
it. Building Plans
L2. Plan. preparedunder the seal of a licensedEngineer,Architect or Land Surveyor
13. Deeds:

(a) Road Widening
(b) Other

14. Property Checked for Covenant.

(a) Application fee paid

(b) Inspection fee paid

(c) Recreationfee paid

_
_

J L LJ — .: EEJ czJ

SITE PLAN FOR:

(a)

(b)

(c)

(d)

Ce)

9. Proposed
(a)

IS. Agency Approvals:
(a) Suffolk County Health Department

Date Number
(b) Town of BrookhavenEnvironmentalProtection
(c) Town of Brookhaven lire Protection
(4) Town of Brookhaven Board of Appeal.Date Number
(e) Town of BrookhavenTraffic Review
(f) Town of BrookhavenPlanning Board

Meeting Date______

____________

(g) Signs

16. Fees:

FIGURE 2 SampleSite Plan ReviewSheet Source:Tou’n of Broo/haven
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EnvironmentalQuality Review Act (SEQRA). A simplified SEQRA review

processis shown in Appendix A. A more detailed diagram of the SEQRA

process,with the citation of the relevantprovisions of the law for each

step, is also shown in Appendix B. A generalizeddiagram of the

integration of the SEQRA processwith site plan review and the

subdivision review processesin the Town of Brookhavenare shown in

Figure 3.

A number of municipalities require applicantsas part of site plan

review to complete an EnvironmentalAssessmentForm (EAF) as required by

municipal laws enactedpursuantto the SEQRA. The form is designedto

provide sufficient information to alert municipal’officials to proposed

developmentthat may have a significant impact on the environmentand to

permit a determinationof the need for further environmentalreview.

Type I actions require more stringent SEQRA review, while unlisted

actionsmay or may not require detailed review. Under SEQRA the

localities may develop their own list of Type I actions (those that most
likely may have a significant impact on the environment) and Type II

actions (those that do not have a significant impact), so long as the

list is as stringentas the NYS SEQRA requirements. Various towns have
made additions or alterationsto the State’s list of Type I or Type II
actions. For example, the Towns of Babylon and Brookhavenconsider a
residentialdevelopmentof 25 or more units in an unseweredareaor 50 or
more units in a seweredareaas a Type I action. The Towns of Islip and
Southold consider the constructionor alterationof residences

accommodatingno more than fifty personsas a Type II action except when
located in critical areas. The Town of Oyster Bay’s Type I action list
includes subdivisionsof up to four houses in critical areas. The Town
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of Southamptonregardsminor subdivisionsand site plans as Type II

actions unless the subjectproperty is located in a critical area.

The Code of the Village of Port Jeffersonhas several chaptersand

sectionsthat deal with site plan review and environmentalresources

warranting protection. The following chapterswithin the Village Code

deal with either review of developmentor natural resources.

Chapter6A, EnvironmentalConservationAdvisory Board - This section

of the Code deals with the establishmentof a commission for conservation

of the environmentof the Village of Port Jefferson. The commission is

grantednumerouspowers and duties, one of the most important of which is

to advise the Village Board of Trusteeson mattersaffecting the

preservation,developmentand use of the natural and man-madefeatures

and conditions of the Village in so far as beauty, quality, geologic

integrity and other environmentalfactors are concerned.

Chapter38, Flood DamagePrevention- This section deals with the

local law enacting the Village of Port JeffersonFlood Damage Prevention

Ordinance. The major purposeof this ordinanceis to bring the Village

Code in conformancewith the National Flood InsuranceProgram and to

promote the public health, safety and generalwelfare, while minimizing

public and private lossesdue to flood conditions within the 100 year

flood boundary line.

Chapter55, Pollution - This sectionof the Code deals with control

of atmospheric,vehicle, waste oil and petroleumproductspollution. Its

major emphasisis to reduce such unnecessaryemissionsand discharges

which pollute the Village environment.

Chapter60, Sand Pits and Quarries - This chapterof the Code states

that no personshall excavatesand, gravel, stone or other minerals, or
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strip topsoil from any lands within the Village unless such person shall

have obtained a special license thereof.

Chapter61, Sewageand Drainage - This sectiondeals with the
handling of sewageand storniwaterdrainagewithin the Village and states
that it is in the Village’s interest to adequatelyregulatesuch
dischargesso that they do not affect surroundingareasand become a
nuisance.

Chapter67, Subdivisionof Land - This section of the Code lays out
the subdivision rules and regulationsand outlines planning board policy.
In addition to various planning considerationsand subdivision review, it
is statedthat the conservationof the natural characterof the land
shall be consideredin all land development. The conservationof all
elementsof topographyand plant growth including the natural waterfront,
woodlands, ponds and streamswhich contribute to the natural ecological
and visual attractivenessof the Village shall be encouraged.

Chapter73, Trees, Grading and Land Clearing - The intent of this
section of the Code statesthat the destructionand damageof trees, the
indiscriminateand excessivecutting of trees, the removal, stripping and
storing of topsoil, and the improper, indiscriminateor excessive
clearing of land all causebarren and unsightly conditions, destroys
barriers to soil erosion, createsurfacedrainageproblems, increase
municipal costs to control drainage, thus resulting in various adverse
impacts affecting the environment, health, safety and generalwelfare of
the Village inhabitants. Therefore, it is the duty of the planning board
to look closely into any proposedtree, grading and land clearing.

Chapter78, Village EnvironmentalQuality Review - This sectionof
the Code implementsthe requirementsof the StateEnvironmentalQuality

51



Review Act. The major purposeof the law is to incorporatethe

considerationof environmentalfactors into the planning review and

decisionmaking processof the Village agenciesat the earliestpossible

stageso that a suitablebalanceof social, economic and environmental

factors may be incorporatedin the decision.
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Parking Needs at theRailroadStation

The electrification of the Port JeffersonBranch which should occur

in the next decadewill increasethe demand for parking spacesin the

vicinity of the station. The existing parking facilities are well used

and electrificationwill attract a higher percentageof New York City

commutersto the railroad from the service areawhich extendsto Wading

River. This area is still experiencingnew residentialdevelopmentwhich

will increasethe parking spacedemand.

According to 1980 censusrecords, if we assumethat 2/3 of all of

the commutersthat go to t1anhattan,downtown Brooklyn, and the

Queens-LongIsland City to Jamaicacorridor, 719 commuterswould have

been generatedfrom the service area. The latest railroad estimateof

westboundcommuters from Port Jeffersonis 1,110 daily. Since the

majority own vehicles to reach this station, this is a pretty good

indication that the presentparking facilities are inadequate. The only

parking area that consistentlyhas spacesavailable is the very poorly

locatedRoute 25A lot which is one-third of a mile from the station.

According to Long Island Railroad records, there are 565 legal

spacesand 115 illegal. By 1992, 355 more spaceswill be neededand at

the turn of the century, 815 more will be required so that there will be

1,380 spacesaccessibleto the station. The following table indicates

the number of cars and spacesin the various lots as of Thursday,

April 4, 1985.

53



Table 19

Cars & Spacesat the Port JeffersonRailroad Station

Ownership Legal Spaces Number of Cars

Village parking lot on Perry Street 62 50

Village parking løt on Linden Place 22 18

L.I.R.R. parking 1t 145 145

Private parcel at Oakland Avenue 35 42

New York State lot 171 181

Route 25A lot 170 97

East side of Union St. and north side of

Maple Street 75 60

680 593

It is difficult to determinewhich cars are illegally parked since

vehicles tend to make their own parking spacesand are often able to

accomplishthis on a daily basiswithout being ticketed. However, this

allows possibledamageto vehicles and createscongestionwhen leaving

the area.

In order to provide the 815 parking spacesin the future, six acres
would be required since each acre, if rectangularin shape, could produce
up to 145 spaces. An additional 1 1/2 acresare neededfor replacement
of the poorly located 25A lot since anotherpart of this report

recommendsthat this temporary lot be removed and the Route 25A by-pass
be constructedon the property that was originally acquiredfor such a
roadway.

The areaaround the existing railroad station is either densely

developedor experiencingnew construction,especiallywithin the Village
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of Port Jefferson(see Land Use map). The businessarea that is within

the Village roughly boundedby Sheep PastureRoad, Texaco Avenue and

Oakland Avenue, accommodatesalmost half of the station parking. No on-

streetparking is allowed since the commercial and office uses do not

have enough on site spaces. Further businessdevelopmentin this small

area limits the options for any new station parking.

The businessindustrial and residentialarea south of the station in
the unincorporatedarea of the town has some onstreetand some off street

parking for commuters. Removal of buildings would be necessaryto

significantly expand the parking space.

In addition to the density of development,the location of the

existing station causestraffic problems on Route 25A/112. A relocation
a little further east and the aforementionedRoute 25A by-passwould have
a very beneficial effect on the entire businessarea.
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UndersizedLots in R-O District

Most of the small lots zoned R-O and used for offices are located on
Main Street. The North County Road and Belle Terre Road office districts
are comprisedof larger parcels.

Very little vacant individual parcelsexist along Main Street that
are usableas small offices. A few large tracts exist that extend
westward into the hillside. Most of the small office growth will occur
through conversionsof homes or demolition and replacement.

The traffic flow on Main Streetand the difficulty in obtaining a
widening for more lanes or left turn lanes makes conversionto office use
very undesirableat the presenttime. More small offices with many
driveways to parking areaswill add to the congestionand safety
problems.
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ResidencesOver Stores

The shortageof new rental space, especiallymoderatecost units,

has led a number of towns and villages in the County to allow apartments

over retail establishmentsin downtown areas. One of the reasonsis a

large amount of new free standingoffice constructionwhich is generally

a more desirablelocation than over a store. Therefore, some of this

former office spaceis now empty. Downtown areasoften have parking

areasnot used nights or weekendsand have nearby servicesand

transportationfor apartmentdwellers.

The Town of Smithtown adoptedan accessoryapartmentordinancefor

downtown apartmentsin 1983. The ordinanceallows such units by special

exception of the Board of Appeals in all central businessdistricts and

professionalbusinesszones. The general requirementsare as follows:

Accessoryapartmentdwelling units. The following requirements

shall be met:

• The apartmentdwelling units shall not be located on the first

floor of the buildings.

No apartmentdwelling shall consist of more than two (2)

bedrooms.

• A suitablemeans of accessto the dwelling unit shall be

provided, which shall be sufficiently safe and attractivefor

pedestrianuse.

A smoke detector, fire alarm or sprinkler systemshall be

provided.

There shall be adequateprovision for offstreet parking according
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to good practice, but not less than the requirementsspecified in

this ordinance,unless the Board determinestha. there is adequate

availableoffstreet parking in a public parking lot that is

locatedwithin two hundred (200) feet walking distanceof the

accessto the apartmentdwelling unit.

• Accessoryapartmentdwelling units shall only be permitted on

premisescontaining only the following uses: retail store or

shop, personalshop, offices, bank, funeral home, restaurant,

tavern, bar, inn or shop for customwork and making articles sold

on the premises.

• Permissionfor the proposedaccessoryuse shall be for an initial

three-yearperiod, renewableevery three (3) years by the Board

of Appeals, which shall determinewhether or not the use is in

compliancewith theserequirements. A covenant in recordable

form shall be submitted to the Board of Appeals by the property

owner agreeingto remove the residentialuse upon terminationof

the permit. Upon the property owner’s failure to renew within

sixty (60) days of the termination of the three-yearperiod, the

permissionof the Board of Zoning Appeals shall automatically

terminate.

The ordinancehas a three-yearpermit period which allows evaluation
of the policy and removal, if necessary,if there is a conflict between
uses.

Growth of AccessoryApartments

The 1980 censuscounted 142 units in 2 unit structuresor 71

structuresand 40 units in 3 and 4 unit structuresor approximately14
structures.
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In looking at the 1985-86 Cole’s Directory, which is a reverse

telephonedirectory, there were 157 structureswith 2 different names and

telephonenumbers listed and 37 structureswith 3 different names and

phone numbers.

Field checks in late summer 1986 indicate that two telephonenumbers

correspondingwith 2 different names is a good indication of an accessory

apartment. Field checks corroboratedthe accessoryusageby the evidence

of one or more of the following: 2 mail boxes, 2 obviously separate

entrances,double electric meters, garageconversions,double driveways

and clustering of convertedunits in certain areas.

At the least, 86 single-family units have been “accessorized”and an

additional 23 units have been altered to accommodate3 units each since

1980. These estimatesare probably low because15% of rentersdo not

have a telephoneaccording to the 1980 census; therefore,not appearing

as a double listing in the Cole’s. In addition, the Cole’s lists 299

addresseswith no phone or non-publishedphoneswhich is additional

evidenceof possibleundercounting.

The majority of the 2 unit structuresare outside of the R-B3 Zone
which is the district that allows conversionand new two-family homes.
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RECOMMENDATIONS

General Land Use Pattern

The majority of the Village has establisheda land use patternthat

is unlikely to see significant changes;however, there are a few key

segmentsof the Village that will require detailed land use analysisand

recommendations. They are as follows:

Area 1 - The block boundedby SheepPastureRoad, Dark Hollow Road

and Main Street

Area 2 - The block bounded by Belle Terre and Pine Hill Road, Old

Post Road and Crystal Brook Hollow Road

Area 3 - The block boundedby Myrtle Avenue, Belle Terre Road and

High Street

All of the above blocks have very steepslopes and are borderedby

roads that are crowded or other roads that have limited capacity.

Therefore, special site recommendationswill be necessaryfor the steep

slopes and certain improvementprogramsmight be necessaryfor the road

network before major land use changesare made, especiallyif the land

uses are ones that increasevehicular activity.

Area 1 should have no commercial development. The few limited uses

should be phasedout. The clusteringof residentialuses to avoid

extensiveregradingof the land will allow new homes to be constructedso
that the areawill end up being an improved residentialneighborhood.

Area 2 has a number of options; however, it also has steepslopes

that have been taken into consideration. The vacant land in the block

could accommodatea neededrecreationaluse for the southeasternportion

of the Village. The unusedinstitutional land should be used for

health-relatedfacilities, senior citizens housing, or something like a
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continuing care facility that would take advantageof the existing

nursing homes and hospitals in the area. There is also some limited

office opportunity dependingon accessimprovements.

Area 3 is surroundedby traffic problems and containsvery steep

slopes. Becauseof the nature of the available land and the surrounding
uses, medium-to-highdensity clusteredresidentialand medically related
office uses appearto be the prime considerationsespeciallyalong Belle
Terre Road.

The Main Street frontage in Areas 1 and 3 is zoned to allow office
use; however, the retentionof the Main Street frontage betweenLiberty
Avenue and ReevesRoad in a residentialzone could be justified since
only a few buildings would be placed in a non-conforminguse. The homes
that remain could be used for two-family use. When road improvementsare
in place, a further reusefor office developmentmight be acceptable.
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Open Space

The southeasternpart of the Village lacks any municipal

recreationalspace. The proposedcondominiumat the railroad will

provide a park that could also be used by Village residents. If this is

not implemented, the unusedportion of the school property east of

ScraggyHill Road offers the best opportunity to establishan active

recreationsite.

A need for a Village marina has been noted in the park commission

report. The easternportion of the harbor may still offer an opportunity

to establisha municipal marina. The only alternativeis to use part of

the boatyard/oil storage/stonedock site on the west side of the harbor

if they become available.

The expansionof Heywood Park to include the vacantparcel of land

adjacentto the streamcould provide the opportunity to add to the

walkway system, especially if the property to the north is redeveloped

for more intensivepedestrianuse.
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Roadway Improvements

Improvementsat the Belle Terre Rd.-N. Country Rd. area are designed

to accommodatenew office and residentialgrowth and to alleviate local

congestion. The best way to improve the overall traffic problems in the

central businessdistrict is to constructthe Rt. 25A by-pass. This

right-of-way which begins at BennettsRd. in East Setauketand extendsto

the intersectionof Routes 25A and 112 in Pt. JeffersonStation was

acquiredmore than twenty-five years ago. It is totally unusedexcept

for a temporarycommuter parking lot adjacentto Route 112. The

constructionof a two-lane by-pass throughout this corridor could divert

at least 1/4 of the traffic flow that now traversesthe East Setauketand

Pt. Jeffersonbusinessareas. The diversion could be more important on

weekendssince many personsthat travel Route 25A know no other route

and, therefore, travel through the most congestedportion of the Village.

The re-routing of Rt. 25A away from the businessarea should have a

positive rather than a negativeeffect on the businessarea since the

downtown area

does not rely on passerbytraffic for business. The Village has become a

major destinationpoint for visitors and residentsin the area. The

presenttraffic configurationdiscouragessome visitors and conflicts

with the extensivepedestriantraffic that continuesto increaseeach

year. -

The 14 detailed improvementsto the roadway systemin the

southeasternportion of the Village are as follows:
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this is not possiblethen to provide at least a workable solution to the

problem. The improvementsconsist of reconstruction,new construction,

signalizationand traffic regulation.

1 - North Country Road - Crystal Brook Road to Columbia

The current width of the roadway is 33’ with two travel lanes. An

eastboundlane of 13’ with approximately3’ shouldersand a

westbound lane of 13’ with approximately4’ shoulders. It is

proposedthat the roadway be widened by 11’ to a cross-sectionof

44’ consistingof two 12-foot travel lanes and 10-foot shoulders.

North Country’s westboundintersectionwith Columbia would include a

separateleft turn and through lane. The eastboundintersection

with Columbia would include separate,through and right turns.

2 - North Country Road - Columbia to Pine Hill (ScraRRyHill Extension)

The roadway width continuesat 33 feet with two 13-foot travel lanes

and three to four-foot shoulders. It is proposedthat it is be

widened by eleven feet to a cross-sectionof 44 feet with a lane

configuration of a painted 12’ center turn median to accommodate

left turns into abutting land uses and a through-laneof 12’, the

four-foot shouldersin combinationwith the centermedian would be

sufficiently wide to safely allow for right turns into abutting land

uses. At Pine Hill, the North Country intersectionwould now be

with a ScraggyHill Extension, since Pine Hill would not intersect

with ScraggyHill and cul-de-sacat its westernend. North

Country’s cross-sectionat the intersectionwould include separate

right and through lanes. It is also reasonableto anticipatethe

need for a traffic signal at this intersectionupon the completion

of the various lane uses that will be utilizing ScraggyHill

Extension.
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3 - North Country Road - Pine Hill (ScraggyHill Extension) to Belle

Terre Road

For this segmentof the roadway, the pavementwidth is 43’

containing two travel lanes with an eight-foot eastboundshoulder

and 11’ shoulderwestbound. It is proposedthat the cross-section

be increasedto 44’. This would continue the flush centermedian

U for making left turns. The minimal shoulderwidth of 4’ in

combinationwith the centermedian would allow maneuveringroom as

right turns are made into the abutting land uses. At North

Country’s westboundintersectionwith Belle Terre, a separateturn

lane would take traffic beyond the Stony Hill intersection,thus

allowing for a more

comfortableand safer merge with northboundBelle Terre traffic.I This is important since Stony Hill will be one-way eastbound.

Traffic continuing westboundon North Country will have its own lane

as will left turns onto Oakland. The retiming of the traffic signal

3 is proposedin order to account for anticipatedtraffic, as well as

intersectionredesign.

3 4 - North Country Road - Belle Terre to Main StreetfS25A! The roadway width is 42’ with three travel lanes at both

intersections. This segmentof North Country Road functions as the

sharedleg of the Main Street and Belle Terre intersections. The

configurationat both intersectionsis for two lanes: a left turnI only and a sharedright turn/throughlane. Parking is permitted on

1 the eastboundlane of North Country approximately17 feet from Main
Street. Minimal roadway improvementscan be made as a result of

I the limited right-of-way. Thus, the proposalsare to remove parking
from the eastboundleg of North Country to allow a more efficientJ merge of 65



northboundright turns from Main Streetonto North Country Road and

southboundleft turns from Main Street. The current lane width of

North Country at this point is 10’. Removing the parking will

increaseit to 18’. At the Belle Terre Road intersection,the

striping of two westboundtravel lanes should begin with the right

turn from Belle Terre onto westboundNorth Country. Stacking of

westboundtraffic on North Country waiting to get through the Main

Street intersectionoften stretchesback to Belle Terre Road. This

effect is in part due to the lack of immediate right-turn/through

lane delineation. In addition, the right-turn curb should be

modified to facilitate turn movements. Should the projectednumber

of right turns become a reality, the efficient flow of right turns

will becomeessential. The traffic signal at Main Street is proposedfor
retiming in view of anticipatedtraffic and lane modification.

5 - Sheep PastureRoad - Main Street to Texaco Avenue

The roadway width is 40’ accommodatingtwo travel lanes of

approximately12 feet with an 8-foot parking lane on both sides of

the roadway. It is proposedthat parking be eliminated on the

eastboundlane back to Texaco, and the roadway be restripedto

provide a 12’ left turn only, with a 12’ sharedthrough and right
turn lane. Modifying the right turn curbs eastboundon Sheep

PastureRoad should facilitate turn movements. Ideally, the

recommendationis to widen the roadway by approximatelyfour more

feet in order to provide a 44’ cross-sectionfor separateleft,

through and right-turn lanes.

6 - Oakland Avenue - Rail Parking Lot to North Country Road

This road is approximately36’ wide accommodatingtwo travel lanes.
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Measurementsare difficult as there are no lane markings and no

clear shoulder or curbing. It is proposedthat it be improved to a
441 travel section of two 121 travels lanes and 10’ shoulderswith

parking permitted on the southboundshoulder. At the intersection,

it is currently 46’ with the northboundlane flared to accommodatea

right turn lane, and separateleft and through lanes. The

realignmentof Oakland and Belle Terre Road are a necessarypart of

the intersectionimprovementdesign. Plans have been drawn up by

the Village Engineer and now need to be reassessedin light of new

recommendationswithin this traffic study. With realignment, it is

recommendedthat Oakland be restripedat the intersectionto lane

widths of 12’ southbound,11’ left turn, 12’ through and 11’ for the

right turns.

7 - Belle Terre Road - North Country to Myrtle Avenue

This roadway has a pavementwidth of 30’ consistingof two travel

lanes 14’ northboundand 16’ southboundand no shoulders. It is

proposedthat it be widened by an additional 14’ to a cross-section

of 44’. The lane configurationwould consistof a flush 12’ center

lane for left turns, two 12’ travel lanes and 4’ shoulders. Belle

Terre Road southboundapproachto North Country Road would consist

of separateright, thru and left-turn lanes. With Stony Hill

proposedas eastboundone-way (up the hill) and right turns from

North Country Road diverted beyond Stony Hill, much of the conflict

of weaving and stackingwill be greatly reduced. At the Myrtle

Avenue intersectionof Belle Terre Road, the proposal is for

separateleft, thru and right turns.

8 - Belle Terre Road - Myrtle to East Broadway

The existing roadway is 28’ wide consistingof two travel lanes,
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with curbs. It is proposedthat the cross-sectionrecommendedfor

Li Belle Terre be continuedup to ThompsonStreet. This consistsof a

flush 12’ center lane for left turns, two 12’ travel lanes and 4’

Li shoulders. At the northboundapproachto Thompson, separateleft,

through and right-turn lanes are recommended. In addition, it is

recommendedthat the St. CharlesHospital Emergencyentrancebe

[1 relocatedaway from its proximity to ThompsonStreet. The remainder

of Belle Terre Road to East Broadway is characterizedby a narrow

Li road width and “close to the street” residentialdevelopment. Thus,

it is proposedthat the delineatedwith accommodationfor left-turn

and right-turn lanes. In addition, considerationshould be given to

improving the horizontal alignment of East Broadway at its

intersectionwith Belle Terre Road.

9 - Myrtle Avenue - Belle Terre Road to Main Street

The current roadway is 25’ wide with two travel lanes and no

shoulders. It is proposedthat it be widened to 44’ cross-section

in order to accommodatetwo 12’ lanes with 10’ shoulders. For the

remainderof the roadway, widenings are limited due to the intensity

] of the residential land uses and the practiceof parking on the

street. Were it possibleto eliminate on-streetparking, then

Myrtle could servemore of a through function than it does

] currently. In addition, there is a need for a right angle

• intersectionwith Main, with appropriateturn lanes. At the

j northernend of Myrtle, it is recommendedthat the northern leg of

Myrtle Avenue and its signal be eliminated and all traffic channeled

through the one intersection.

1 10- Myrtle Avenue - ThompsonStreet - ScrayHill Road

At present,thesethree roadways intersectat awkward and unsafe
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angles. It is proposedthat Myrtle Avenue intersectonly with

ScraggyHill, eliminating the north leg, and avoiding a three-way

intersectionat ThompsonStreet. ScraggyHill’s intersectionwith

Thompsonwould be a “T” with the appropriateturn lanes.

11- ScraggyHill Road Extension - Thompson Street to BrewsterDrive

It is proposedthat this roadway be extendedto North Country Road.

The cross-sectionwould be 44’ wide with two 12-foot travel lanes

and 10-foot shoulders. Its intersectionwith North Country Rbad

would allow the elimination of the skewed Pine Hill intersection.

Pine Hill Road would now intersectwith ScraggyHill Extensionjust

above Wilmot Road. Old Pine Hill would be dead-endedjust short of

its intersectionwith Pine Hill Extension. Access would be via

ScraggyHill Extensionor SecondAvenue. As with the other road

proposal, separateturn lanes would be provided.

12- Columbia Avenue - North Country Road to Hallock Avenue/NYS 25A

This roadway is 30’ wide with two travel lanes, with room for

three-foot shoulders. It is proposedthat it be widened by 14’ to

a 44’ cross-sectionwith two 12’ travel lanes and 10’ shoulders. At

its intersectionwith proposedSouth Drive, appropriateturn lanes

would be provided.

13- Main Street/NYS 25A - Railroad Track to North Country Road

The total pavementwidth is 36 feet with two travel lanes and

parking on both sides of the roadway. The proposal for improvement

is to eliminate this on-streetparking and provide for it with

municipal off-streetparking to the rear of the stores. The result

will be to provide an additional travel lane in each direction. At

the NB approachto North Country Road, the lane delineationwould be
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a separateleft turn lane and a sharedright/thru lane. At present,

two lanes of traffic northboundmerge into one lane just south of

the track, in preparationfor on-streetparking just north of the

track. SouthboundMain Street traffic merges into one lane just

south of Sheep PastureRoad in order to allow for the parking lane

and continuesto just south of the track where it breaks into two

southboundtravel lanes.

14- Perry Street - Main Street to Oakland Avenue

This roadway has two travel lanes and parking on both sides. At

present, left turns are prohibited from Perry onto Main Street. It

is proposedthat parking be eliminated on both sides of the roadway

in order to provide for separateleft and right turn lanes at its

intersectionswith Main Street and with Oakland Avenue. The intent

is to provide an alternateto the North Country Main Street

intersection. At Present,this function is partially in place as

northboundMain Street traffic turns right on Perry and left onto

Oakland. With the signalizationof Perry and Main Street, left and

right turns will be permitted. The effect will be to pull left

turns that are currently made from North Country onto Main Street.

All of the above information is shown on Map 6.
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Downtown Parking

The growth in the downtown area that has been shown in other

sectionsof this report clearly indicates the need for almost immediate

solutions to the parking problem.

There are a few alternativesthat could be consideredto alleviate

some of the parking problems. It is virtually impossibleto accommodate

peak Sunday afternoontraffic. However, there is continuing shortageof

parking on other days of the week, especiallyduring the suier months.

The easiest,most expensivealternative, is the constructionof a

parking deck. However, in the past, this option has been determinednot

desirablewithin the Village. Therefore, a secondapproachis to acquire

any vacant and/or underutilizedtracts of land that could be used for

additional parking.

The last alternativeis to institute a shuttle systemfor employees

during peak hours. This would require a shuttle service from the

downtown area to the commuter parking lots which are generallyunusedon

weekends. The purchaseand operationof the vehicle or vehicles to run

such a systemcould be funded by the Village through the creationof a

downtown employmentdistrict or operatedby a businessassociation.

The various parking improvementscould be funded by generalVillage

revenuesor they could be obtainedby means of a special benefit

district. The latter district would incorporatethe entire central

businessdistrict. This would allocateany improvement funds to the area

that needs it without burdening the entire community. There is some

justification for this approachsince Port Jeffersonnow is a major

tourist center and provides community servicesfor neighboringareas.

The drawback to the creationof a benefit district is that some of the
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private parking facilities that exist in the areamight have to be

brought under Village control and maintenancein order to createan

equitablesituation in the downtown area.

If this first policy is implementedby one of the alternatemeans,

there should be a secondpolicy of providing parking as part of any new

commercial development. This would be less of a problem if a special

district is createdsince there would be a means of funding. If there is

no specialdistrict, then the commercial developmentwould have to

provide off-street spacesor pay an impact fee to acquire land or

constructadditional parking spacesat municipal expense.

The best opportunitiesfor new parking spacein the immediate

downtown area are near Myrtle Place. The unusedportion of the Village

owned land south of the hand ball courts could accommodate40 spaces.

Slight reconstructionof the small adjacentparking areawest of the

accessroad could provide additional spacesto connectwith this new

area. The 1.1 acre vacant property south of the firehousewhich is owned

by the fire district, plus anotheracre of mostly unusedland immediately

south of the above parcel could provide 200 - 250 new public parking

spaces. This latter parcel has accessto Main St. and Barnum Ave.

The only remaining possibility of new spacesis adjacentto the new

commercial constructionbetweenMariners Way and E. Main St.

The systemof tandum parking on one section of Main St. should be

extendedon the west side of the street from E. Main St. to Barnum Ave.

to easethe flow of traffic on Main St.

See Map 7, Planning Options for the parking recommendations.
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Commuter Parking

In order to accommodatefuture electrified or other improved rail

service, a 1,000 foot platform which could accommodate12 railroad cars

will have to be constructedon a straight stretchof the track. The

easiestlocation to build this platform is to the eastof the present

station. This would allow property as far eastas Columbia St. to be

used for some of the new parking.

Even though most of the property that might be used for new parking

is zoned for industrial use, there is limited demand for new industries,

especiallyon land that has steeptopography.

The relocationof some of the commuter parking to the eastwould

alleviate parking problems in the businessarea on Route 112 by allowing

some commuter spacesto now be used for businessparking.
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The following table summarizesthose parcels that could be acquired

or transferredand be used for commuter parking:

Table 20

Parcelsthat Could Be Used for Parking in the Vicinity of the

Port JeffersonRailroad Station

Parcel
# Acres

_____

1 0.11.

2 4.9

7 2.4 Suffolk County Industrial
DevelopmentAgency

8 1.8 Dewall (Town of Brook
haven)

9 2.0 Edgar Enterprises

Location

End of Oakland Ave.

e/o Oakland Ave.
nb LIRR

s/e Corner Columbia St. &
Hollis Ave.

n/e Corner of Columbia St. &
Rt. 25A

nb 25A oppositeWilliam St.

e/sideColumbia St.
sb LIRR

Owner

Henry Rabetz

John McNamara

Loper Lumber

Loper Lumber

Biaco Industries

L.I.R.R.

3 0.7

4 0.6

5 2.5

6 2.0

Number of
Cars that
Could be

Accommodated Zonin2

50 Commercial

700 Commercial
and

Industrial

100 Industrial

80 Industrial

350 Industrial

100 Industrial
and

Residential

300 Industrial

PresentUse

Railroad parking*

Vacant

One residence

One residence

Bus storage

Vacant

Vacant

n/side of Maple Ave.

e/sideof Union St.

e/sideof Union St.

Turnaroundnb Rt. 25A

w/side Columbia St.

n/w Corner Columbia St. & Rt.
25A

10 1.0 Robert Minaick

11 1.2 Donald Dehart

12 1.0 North Shore Insulation

250 Commercial Highway Yard

290 Industrial Boat storage

145 Industrial Vacant

140 Industrial

125 Industrial
and

Residential

One Residence

Vacant

* 1987 Constructionon this site
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Over 2,500 vehicles could be accommodated. Therefore, any

combinationof the above parcels that could produce the necessary815

spaceswould be acceptable. Parcelsthat are vacant and publicly owned

should be consideredfirst since they could be acquiredat a reasonable

cost. Also, parcels that are to be developedas part of an overall plan

developmentsuch as Parcel 2 should also receive the highest

considerationsince they can be obtainedas part of an overall site plan

agreement. The parcelswith housesand commercial storageshould be the

last consideredsince they are likely to involve relocationand possibly

the highest cost per acre.

Parcel 1, which is currently being used for parking purposes,should

be acquiredso that properly laid-out spacescould be located on the

property. In Parcel 6, the presentyard areaat the railroad should be

used for parking purposeseven though it is an odd shapeand will not

yield as many spacesas a more rectangularparcel. If the track is

removed, this parcel has the advantageof providing direct accessfrom a

parking area to Route 25A. The use of a portion of the Bimco Industries

property and the Loper Lumber property, when coupledwith the

aforementionedrailroad parcel, could provide an entirely new parking

areawith accessto Route 25A that could also be sharedwith the present

New York State lot that is just south of the railroad station. The use

of the Suffolk County Industrial DevelopmentAgency parcel would allow

excellent circulation to Route 25A and Columbia Street.

The use of the McNamara parcel requiresthe constructionof a

roadway betweenthe parking area and Columbia Street. This is part of an

overall developmentplan for new residentialdevelopmenton the former

RasonAsphalt property, which will improve accessand createlittle

conflict betweenresidentialneighborhoodsand the commuter traffic.
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A key to all of the future parking at the station should be a

greaterreliance on Columbia Street for accessto the station. The

southernportion of the street is already commercially and industrially

orientedand the northernportion currently accommodatesmote than

residentialtraffic. The use of this roadway will offset some of the

congestionthat presentlyexists on Routes 25A and 112, Oakland Avenue

and SheepPastureRoad.
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EnvironmentalReview

Chapter 7 of the report, PerformanceControls for SensitiveLands, A

PracticalGuide for Local Administrators, dealswith the environmental

importanceof hillsides and steepsloped areas (See Appendix C). It

points out that hillsides are very environmentallysensitiveand many

adverseimpacts within a community can result when such steepsloped

areasare developedwithout proper review and performancestandards. The

following environmentalcriteria and standardsshould be consideredwhen

developinghillsides:

Minimize Developmenton Steep Slopes

Slope managementshould result in a stablevegetatedslope during

site constructionand operationalphasesof development.

Density controls are an important means of minimizing impacts on

slopes. However, slope density standardsalone are not sufficient for

erosionmanagement. These controls do not addressareasthat should be

preservedor the conditions that influence erosion such as soil erosion

and slope stabilization. Recommendedsite developmenterosion control

techniquesare listed below.

o Site structuresso as to minimize alterationsin grade on

slopes. This does not necessarilymean building on the gentler

slopes of a site. Very effective methods of slope

stabilizationcan result from building on the steepestportion

of the slope and using the structureas a retaining wall.

o Site roads and driveways on slopes less than 10%.

o Preventdevelopmenton slopesgreaterthan 20% or on slopes

within major swales.
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o A site developmentplan should be approvedbefore any site

clearing or grading is allowed. All site plans should indicate

future grades, the edge of vegetationdisturbance,and

stormwaterrunoff and erosion control measures.

o Site grading should not result in the disturbanceof stable

slopesor structureson adjacentproperties,and should not

result in the accumulationof sedimentson adjacentproperties

or in the primary watershedarea.

o The natural vegetationon steepslopesdirectly bordering

surfacewaters should not be disturbed.

o Locate roads and driveways in such a manner that no stormwater

from the road will reach the bluff face or the beachbelow.

o Construct a berm parallel to the bluff face to trap storniwater

from overland flow and to allow for percolationinto the soils.

Do not allow stormwater flow trappedby berms to reachthe

bluff face on an adjacentproperty.

o Locate septic system leaching pools as far as possiblefrom the

face of the bluff. The underlying surficial material should

not be confined by a clay lenseor other impermeablelayer.

o Cover disturbedsoil areaswith vegetationsuitablefor bluff

locations.

Minimize Erosion and Sedimentation

o The majority of the site should remain in natural vegetation.

o The creationof new gradesgreaterthan 33% (3 to 1 slope)

should not be allowed except in special circumstances. The cut

and fill on a site should be kept to a minimum wherever

possible. Slopes of 20% or greatershould not be disturbed.
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o No increasedsedimentationof swales or wetlands resulting from

the constructionor operationalphasesof site development

should be allowed.

o All sedimentresulting from construction-inducederosion should

be trappedon the constructionsite. Site disturbancefrom

clearing and grading should be minimized.

o Site top soil should be stockpiled.

o Stockpiled soils should be stabilizedby planting with rye,

oats or other quick germinationgrasses. Grassmixes or

alternativetypes of vegetationrequire minimum fertilization.

o Disturbed soils should be revegetatedor seededas soon as

possibleand before the certificateof occupancyis given.

ReduceStormwaterRunoff and Maximize High Quality Recharge

o The stormwatergeneratedby a new developmentproject should be

rechargedon-sitewithin the boundariesof the project.

Minimize the contact of stormwaterrunoff with the soils by

rechargingstormwateras close as possibleto the development

site.

o Maximize the rechargeof stormwaterfor all land uses. All

stormwaterfrom rooftops, patios, decks, sidewalks, and

- driveways should be rechargedon-site.

o Eliminate the direct dischargeof all stormwaterrunoff from

new development,existing major roads, large public parking

areas,and all other paved surfacesto surfacewaters and

wetlands. Storm’water pollutants should be attenuatedby using

holding ponds, sedimentationbasins and other measuresthat

reduce flow velocity and increasestoragetime. Water

dischargedfrom thesesystemsshould be of acceptablequality

79



before dischargeinto wetlands and surfacewaters. In

addition, any filtering devices constructedas part of the

drainagesystemmust be adequatelymaintained in order to

function properly.

o During the constructionperiod, disposalof stormwaterrunoff

generatedby developmentactivity should be handledon-site.

o Natural land featuressuch as shallow depressionsshould be

U utilized, whereverpossible, to collect stormwateron-site.

o Where topographylimits the rechargeof stormwateron site, the

runoff should be collected from road surfacesand then either

directedto sedimentbasinsbefore dischargeto a recharge

basin or directedto leaching systemsas part of an “in-linet’

storagesystem.

o Encouragesite designsthat reduce impermeablepaving. The use

of permeablepavementsshould be encouragedin all driveways

] and parking lots. Measuressuch as theseshould be required in

areaswithin 200 feet of surfacewaters and wetlands.

] Maintain Major Swales in their Natural State

Swales should be maintainedin their natural state,with no

disturbanceof the natural vegetationand soils in the swalesnor

alterationof the surfacehydrology.

o Do not increasestormwaterrunoff into and from swales.

o Do not alter the slope (filling, cutting) of swales.

o Direct dischargeof stormwaterrunoff from structures,

buildings, paved areasinto swales should not be permitted.

o Do not dump brush into swales.
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o Do not block swalesexcept in casesof hardshipwhere an

existing structurewould be underminedor inundateddue to the

stormwaterrunoff and sediment load carried in stormwater

runoff.

Preparea Hillside Developmentor SteepSlopes Ordinance

The Village of Port Jeffersonshould seriouslyconsideradopting a
“Hillside Development” or “Steep Slopes” ordinance. A copy of “Proposed
Hillside DevelopmentRequirements”done by the Suffolk County Planning
Departmentfor the Village of Northport, togetherwith proposedand
adoptedordinancesfor Boise, Idaho, as well as those of Huntington and
the Village of Northport appear in Appendix D.

Develop a ComprehensiveSite Plan Review Process

The Village should also consolidateand integrateall of its laws
and ordinancesdealing with review of developmentand environmental
impact into the Planning Board’s site plan review processfor both large
and small parcels. A comprehensivechecklist incorporatingall Village

-. developmentand environmentalperformancestandardsand thresholdsshould
be prepared. Where any of the Vj1agesstandardsor thresholdsare
exceededby a proposeddevelopment,the site plan should be either
modified in order to minimize adverseenvironmentalimpacts or a draft
environmentalimpact statementunder SEQRA should be required.
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Historic Preservation

The Village of Port Jeffersonhas an opportunity to preservethe

many historic and cultural resourcesfound in the study area. Specific

recommendationsinclude: -

o The Village of Port Jeffersonshould look into the preparationof a

local landmark ordinancein order to help preserveits existing

historic structures,landmarksand sites. Roslyn, Oyster Bay Town,

Great Neck, the Town of Riverhead, the Town of Huntington, the

Village of Head of the Harbor, Northport and Brookhavenall have

historic ordinances,some of which are certified by the state,which

can be used as examplesto aid in the preparationof a Port

Jeffersonlandmark ordinance.

o The Village should encouragethe designationof historic districts

or landmarksat the local, stateor federal level within the study

area in order to preserveits cultural and historic integrity.

o All of the proposalsfor the rehabilitationand expansionof the

businessdistrict should accommodateexisting historic structuresby

encouragingtheir continueduse in a manner that would preserve

their historic character.

o Property owners of existing historic structuresshould be made aware

of the tax advantagesand whereverpossible, favorable tax treatment

of historic structuresshould be used in the rehabilitationand

upgrading of the Village’s historic landmarks.

o The Village should continue to require the architecturaldesign of

new developmentto be compatiblewith that of the existing historic

structuresand landmarkswithin its borders in order to perpetuate

the quaint harbor village setting that makes the areaattractiveas

a resort.
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APPENDIX A
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Simplified SEQRProcedure

THE BASIC SEOR PROCESS
ImplementedNovember1, 1978
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Determine Determine
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Chapter7. Hillsides

Compared to developmentin other sensitive areas,
hillsides havelong beenregulated,and consequentlythe
regulationsare quite sophisticated.A major reasonfor

j this sophisticationis the number of disastersresulting
from poorly designed hillside development. As with
floodplainregulations,thewillingnessto developland-use
regulationsfor sensitiveareasseemstied to the frequency
or magnitudeof “natural” disasters.However, there is
nothing natural about hillside disasterswhich damage
homes,degradewatersupplies,or increaseflood hazards.1 In almost every case such disastersare the result of

j insufficient predevelopmentinvestigation,poor develop.
mentdesign,or inappropriateconstructionpractices.

- The experienceof theLos Angelesareais typical of the
relationship between hazard conditions and preventive

-regulationof hillside development.In the early 1950s, as
a result of the decreasingavailability of flat land opento

idevelopmentwithin the metropolitanarea, development
pressureson thehillsidesof thecity andcountyincreased.
In these early years, hillside development generally
followed standard flat-land practices. Instead of
ieveloping the hillsides in a manner compatible with
)iillside geology, the hillsides were simply flattened by
cut-and.fill construction.As millions andmillions of cubic
yardsof earthweremovedfrom oneplaceto another,little
otice was given to underlying geology, drainage
-atterns,or soil conditions.

With theadventof eachwet season,it becameapparent
hat therewas somethingseriouslywrong. Various partsthe city and county experiencedsevereproblemswith
erosion, land subsidenceand settlement,and landslides.
In the fifties the resulting damages totaled several
millions of dollars.

By 1953both thecity andcountyof Los Angelesbegan
experimenting with various regulations designed to1mprove previous developmental practices. By 1963regulationshadbeendevelopedandwerebeingappliedon
. broad and relatively consistentscale. They included
grading regulations, density restrictions, and a newly
iefined role for engineeringgeologistsin the regulatory

process.By the end of 1963, the city and county had
developed a set of regulations which would minimize
future damagein hillside areas.

Theseregulationswereput to thetestin early 1969.The
months of January and February 1969 marked theheaviestrainfall in Los AngelesCountyin over 85 years.
Of the 11,000 hillside sites developed since the new
regulationswent into effect in 1963,damagewaslimited to
a total of $182,000.In the samestorm, damageto sites
developed prior to 1963. Clearly, the regulatory
7million. On a per-unit basis, sites developedunder the
/ post-1963regulationsexperiencedan averagedamageof

$16, or one-tenthof the average$160damagefor eachsitedvelopedpriorto1963 amountedto more than $6.3
ésshadbmeffective)

Poorly designedand constructedhillside developments
frequentlyresult in substantialcoststo the public, either
for repairsor for protectivemeasuresto preventfurther
damage. Increased runoff and sedimentation from
denudedhillsides require increasedpublic expenditures
for flood control and stormwater management.If thele
costs were absorbed in specialized onsite design
regulations,then the generalpublic would be sparedthe
additionalexpense.However,oncethe basicdevelopment
patternfor an areais established,the public must either
provide protectionor live with the threatof disaster.In
eithercaseit is an expensiveundertaking,aswasrecently
discoveredby the citizens of OrangeCounty, California,
wherepoorly regulatedhillside developmentwas partially
responsiblefor a $500.niillion remedial flood-protection
program.In Seattlea local agencyrecentlyspentseveral
millions to shoreup hillsides which threatenedboth the
lowlandsand developmenton the slopeitself.

Not only does poorly regulated hillside development
result in increased public expenditures for remedial
protectionfrom disaster,additionaldollarsmustbe spent
for various public utilities and public services in such
areas.Developmentin hillsides is more expensivethan
developmentin flatter terrain.Sewerlines andwaterlines
in hilly areasrequire special engineeringand sometimes
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specializedequipment.Roads need the samespecialized

1 engineeringandconstructionpractices.Similar specialized
attention must be given to public structures,such as
schools, fire stations, and police stations. These
expendituresamountto public subsidiesfor the benefit of
hillside residentsat the expenseof citizensliving in more

J accessibleterrain.2
Since the stability of each hillside dependsupon its

-
unique combination of vegetation, climate, soil, and
underlyinggeology,problemsof hillside developmentalso
vary from region to region. In the Southwest,erosionof
hillsides is a severeproblem,especiallyin Arizona, where
sparselyvegetatedhillsides raiseconcernfor the scarring

j of steeply sloping areas. Erosion of New Jersey,
Maryland, and Virginia hiisitescreatesspecialproblems
for siltation in downstreamareas.Landslidesare a major

1 problemalong the Pacific Coast,particularlyaroundSan
FranciscoandLos Angeles,andin the Pacific Northwest.
In Pennsylvaniaand West Virginia local concernfocuses
on abandonedmine shaftswhich underliesomehillsides.

Becauseof the variety of local concernand approaches
J to hillside development,regulationsmust be tailored to

eachspecificcase,thusrequiringthecollectionof dataand
the implementationof various techniquesin each area.

j Consequently, it is impossible to specify the “best”
approachto hillside regulation. In the following material
we identify thoseenvironmentalfactors which led to the
variousregulatoryapproachesand discussthe necessary

I information or expertise required to implement each
approach.

HILLSIDES AND THE PUBLIC RESPONSE
Hillsides are a different kind of critical area. Unlj]ce

groundwater,they are not a renewableresource,nor do
they haveclearly definedbenefitsfor thepublic good, like
woodlandsor wetlands. Hillsides are geological features
on the landscapewhoseslope and soils are in a balance
with vegetation,underlying geology, and the amountof
precipitation. Maintaining this equilibrium reducesthe
danger to public health and safety posed by unstable
hillsides.

Development of hillsides affects the equilibrium of
vegetation,geology, slope, soil, and precipitationto one
degreeor another,andthepublic objectivescanbe defined
in termsof that disturbance:

1. Disturbanceof hillsidescanresult in the lossof slope
andsoil stability aswell as increasederosion.The removal
of vegetation from hillsides deprives the soil of the
stabilizing function of roots, as well as the moderating
effectson wind andwatererosionof leavesandbranches.
Loss of soil stability increaseserosion and thus lowers
downstream water quality as a result of siltation.
Downstreamwetlandscanbe injured in this way. Spring
thawsor strongrainson unstableslopescanproducemass
movements, such as landslides, slumps, and flaws,
particularly in steeplyslopingareas.

2. Disturbance of hillside cart increase runoff.
Developmentmay alter the naturaldrainagepatternof a
hillside, producingincreasedrunoff anderosion.Removal
of vegetativecover decreasespercolationof precipitation
into thesoil, therebyreducingthe amountof groundwater

FIGURE 20. EROSIONAND WEATHERING
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rechargeandaddingwaterto runoff that would ordinarily
be transpired by trees and shrubs. Construction of
impervious surfaces, such as roads and buildings,
decreasestheamountof groundwaterpercolationandthus
increasesthe amount of runoff. Increasedrunoff, in
addition to producing intensified erosion, also creates
downstreamflood ha.zards.

J 3. Disturbanceof hillsides can destroya community’s
aestheticresources.A rangeof hills frequently marks a
community’s boundaries and provides an attractive
setting for homesand buildings. Degradationof hillsides
as result of erosion, massmovement,loss of vegetation,
anddamageto downstreamareasdeprivesa communityof
its attractiveand distinctive setting and decreasesreal

j estatevalues.
In thesethree areas,hillside developmentcan have a

far-reaching impact upon a community’s land, water,
f economic,and aestheticresources.Yet hillsides can be
j developedin a mannercompatiblewith hillside ecology.

What are the natural constraintswe must consider in
regulating,hillside development?

MassMovementand Erosion
Though the slope and soil of a hillside are generally

balancedwith the amount of precipitation, vegetative
cover,andtheunderlyinggeology,hillsidesareconstantly

J in motion. This perpetualdownwardmovementof hills -is
the resultof the almostimperceptibleand gradualeffects
of weatheringanderosion.Alternatefreezingandthawing
of rocks and the chemical action of water gradually

FIGURE21. LANDSLIDE3

L.

disintegratesthem into soil particles.The downwardpullof gravity, aided by the force of running water or ice,moves these materials down the slopes. Hillsidemovementof this type is part of the hydrogeologiccyclewhich createsnew soil by weatheringand carries it viastreamsinto valleys and plains. (SeeFigure20.)We are concerned only with rapid or large-scalemovementof rocks and soils, suchas landslides,slumps,andmudflows.Rock formationsand soils areheld in placeby friction. Thus, any increasein the load can causealandslide.Sincewaterbetweenthe rocksandparticlesactsas a lubricant, rocks and soils saturatedby spring thawsor heavyprecipitationcanovercomethis friction andcausea slide. Moreover, since saturatedmaterialsare heavierthandrierones,heavyrainsor meltingwatercanoverloada slope’s retaining capacity. Earthquakesmay alsodisturb the friction betweenrock and soil particles andcausea slide. In additionto theretainingpowerof friction,many slop’es are held in place by accumulateddebris orotherformationsat the bottomor foot of the hill. Loss ofthis support through erosion or developmentcan alsocausea landslide. (SeeFigure 21.)
Slumpsandmudflows are lessdramaticforms of massmovementcausedwhenthe soil is oversaturated,therebydecreasingthe friction between the particles. Slumpsoccur in homogeneousmaterials,such as clay soils, andare frequently seen along highway grades where thecollapsedmaterialsbulge at the baseof the slump. (SeeFigure 22.) Mudflows occur in saturatedheterogeneousmaterials,suchasgravelsandsilt, andarecommonin arid
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regionsduring heavyrains.
Disturbance of hillsides susceptible to the mass

movement of materials in landslides, slumps, and
J mudflowsusuallyoccursin two ways: decreasingstability

and increasinggroundwaterload.
Vegetation not only aids slope stability, but also

consumesa greatdealof water; thus removalof grasses,
- shrubs, and trees can increase soil saturationby the

releaseof morewater for absorptionby the soil. Even in

] thosecircumstanceswhenit is possibleto replacenatural
vegetationwith artificial landscaping,therecan be severe
consequences.It is estimatedthat one of the chief causes
of slope failures in the Los Angelesareawas the replace.
ment of naturalvegetationwith lawns and exotic shrub

j bery. Unlike the natural vegetation,the new plants re
quired largequantitiesof water to supporttheir growth.
Theexcesswaterfoundits way into thesubsurfamgeology
and reducedthe friction betweena layer of clay and bed

j rock. As a result, the slopegaveway.
Even in vegetatedareasthe amountof moisturein the

-T soil, particularlyduring seasonalrainfall or melt, may be
too much to permit any development, which would

) increasethewatercontentandcreateslide, slump,or flow
hazards.A goodindexfor suchareasis theaverageheight

] of the water table. If it is near the surface,development

J shouldbe prohibited,not only becauseof potentialmass
movement,but alsobecauseof the likelihood of polluting
the groundwater.

The mechanicalalterationof the arrangementof rocks,
soils, and theparticlesmakingup theslopealso increases
the possibility of massmovement.Though grading and
road constructionon the slopeor the disturbanceof the
retaining formation at the baseof a hill may not cause

J massmovement,theseactivitiescanmakethe slopemore
susceptibleto slides, slumps, and flows. Particularcare
should be taken in the West and Southwestand other

j areasof frequentseismicactivity, heavy rains, or rapid
melting of accumulatedheavysnowfall.’

Thesedramatic massmovementsof slopes in slides,
slumps, and flows are less frequent agentsof hillside
movement than the slower, less catastrophicaction of
erosion.Erosionis a function of the degreeof slope, soil
type andcondition,andvegetativecover. The greaterthe
degree of slope, the more susceptiblethe hillside to
erosion. To a lesser extent, the erosion rate is also
dependentupon the lengthof the slope.

Steeply sloping areas are particularly vulnerable to
erosion,andcertainsoils are more susceptibleto erosion
thanothers.In general,the less permeableor capableof
absorbingandretainingwatera soil is, themorelikely it is
to erode.Thus,claysandother soils which do not absorb
wateraremoreeasilyerodedthansandsor gravels,which
absorbprecipitation.

Vegetativecoverplaysan importantrole in moderating
erosion. Leavesand organic litter cushionthe impact of
precipitationand increasethe soil’s permeability. While
dried hay may be scatteredover a disturbed slope or
vegetationmay be replaced,somesoils will supportonly
specializedvegetation.In arid areasand in regionswhere
the soil mantle is very thin, even a short period of no
cover, especiallyduring periodsof heavyprecipitationor
melting, can erodeenoughof the soil to make replacing
lost vegetationdifficult, if not impossible.In the red clay
hills of northernMississippiandGeorgialossof vegetative
cover resultsin rapid erosionof scanttopsoil, leaving its
highly unpermeableclay subject to extensive erosion.
Replanting these hillsides has taken decades of
experimentationand work.

Rapiderosionof hillsides causesmany otherproblems,
too. Since the effects of hillside erosion as a result of
disturbanceare felt throughoutthe entiredrainagebasin,
whathappenson thehillside will eventuallybereflectedin
the largerwatershed.The impactof increasedrunoff may
thus be far greater in downstreamareasthan on the
hillside itself. The increasedsediment load can choke
streams,fill up wetlands,and increaseturbidity, thereby

FIGURE22. SLOPEUNDERGOINGSLUMP (CROSS-SECTION)4
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makingthesewatersystemsunsuitablefor drinking water
- and for supportingmany speciesof plantsand animals.

( The mechanical alteration of slopes by grading or
— levelling not only destroysthe vegetativecover, but also

altersthecharacterof a slope.The degreeof slopemaybe
‘ increased,thereby increasingerosion, and more easily

erodedsoilsor rocksmaybe uncovered.The mostextreme
—‘ alterationof a hillside is to level it. This andsimilar radical

changesof hillsides can have far.reachingconsequences,
including rapid erosion, disturbance of groundwater

J hydrology, and alteration in streamflow and drainage
patterns.

In altering the slope or foot of a hill or removing
7 vegetation, care must be exercised to disturb the
J equilibrium of the slope as little as possible. Areas of

periodicallyheavyrainsor melting, with scantsoil cover,
_

frequent seismic activity, or very steep slopes, are
particularlyvulnerableto disturbance.In theseand other

J hilly areas,particular care must be taken not to disturb
the retaining formations,or the arrangementof soil and
rock, or vegetativecover.’

Runoff and DrainagePatternsof Hillsides
A crucial factor in the stabilizationof hillsides is the

development of a stable drainage system. The
combinationof degreeof slope,soil type,vegetativecovert
underlyinggeology,and precipitationpatterndetermines
theparticularform of streamsandtributarywatercourses,
which carry the 35.40per centof precipitationthat is not
retainedby the soil or usedby plants. On a vegetated,
maturehillside, the drainagepatternis relatively stable,
changingonly slowly as gradualerosionalters the slope.
Generally,a stablesystemis rathercomplex,consistingof

manyconnectedwatercourseswhich feed onestreamor afew majorones.On slopeswith no vegetationandexposedsoils, the drainagepattern is simpler, becoming morecomplexas watercourseserodethe divides betweenthemand develop into a few major streamswith tributarycreeksand rills.
A gullied slopeis an unattractiveresultof disturbanceof a hillside’s drainage pattern. Roads and otherconstructioncutting acrossstreamsor the grading andleveling of slopesmake runoff water seek new channels.The development of new watercoursesand drainagesystemsincreaseerosionand the rateof runoff, resultingin downstreamdamagefrom siltation and flooding.Usually vegetation is also disturbed by hillsidedevelopment, increasing runoff. Vegetation moderatesrunoff in threeways. Grass,shrubs,and treesnot onlystabilizesoils andmoderateerosion,but alsoabsorblargequantities of precipitation which is transpiredby theirleavesinto theatmosphere.In cold areas,trees(especiallyevergreens)shadeaccumulatedsnowfall, allowing it tomelt gradually.Vegetativelitter androotsretainandslowthe flow of runoff, as well as aid in the percolationofprecipitation into groundwaterreserves.Thus, loss ofvegetationincreasesrunoff by releasingprecipitationthatwouldeitherbeusedby plantsor absorbedandretainedbytheir roots and litter.

Building impervioussurfaceson hillsides is one of themorefrequentwaysin whichhillside drainageis alteredbydevelopment. Not only is runoff and its associatedproblemof downstreamsiltation and flooding increased,but lessprecipitationcan entergroundwaterreserves.
Hillside development must proceed from a firm

understandingof drainage systems. Not only must a

FIGURE23. DESTRUCTIVEAND COMPATIBLE HILLSIDE DEVELOPMENT
Destructive
development

Compatible
development

I
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stable drainagepattern be maintained, but vegetative
) cover must be preservedto prevent rapid runoff and

erosion, downstreamsiltation and flooding, and loss of
groundwaterrecharge.

Hillsides Are AestheticResources
Hillsides are distinctive featuresof a local landscape,

providing a communitywith an attractivesetting. Often
they are natural boundarieswhich establishthe political
identity of a community.One indexof the aestheticvalue
of hillsides is the premium of real estatesites with “a
view.” But it is relatively difficult to quantify the
aestheticresourcesof a hillside in providing a varied
landscapeandcommunity identity.

A comparisonof the illustrations in Figure23 suggests
how the aestheticresourcesof hillsides may be either
destroyedor preservedby variousland uses.Long lines of
nearly identical housingunits ring the hills of Daly City,
California, andlargesegmentsof hills havebeenremoved
in Tucson,Arizona, leaving flat-toppedhills and filled-in

lowlands.
Other communitieswhere erosionof the scant

j soil cover is rapid, such as Phoenix, Arizona, have
permanentlyscarredtheir hillsides. Of coursetheseand
otherhillside developmentsarenot only unattractivebut
also destructiveto the stability of hillside geology and
drainage. Scatteredprojects which retain most of the
vegetationand distinctive features,suchas hilltops and

) outcroppings,and follow the naturalterrain are not only
attractive,but also safeand ecologicallysound.

CURRENT PRACTICE IN HILLSIDE REGULATION
The Intent of Regulation

In the previoussection,severalimportantpublic values
in hillside regulation were identified, including
preservationof aestheticresourcesand protection from
massmovementanderosion,excessrunoff, and siltation.
In developinglocal regulationsit is desirableto spell out
these values rather than to rely upon vague
generalizations such as “preserving hillsides” or
“maintaining the unique local environment.”The closer
local regulationsare tied to specific health, safety, and
welfare concerns,the more solid the legal defenseof the
regulationwill be.

The following statementsof purposearetakenfrom two
local ordinances which establish and regulate the
developmentof specialhillside districts.Thesestatements
specify the community’s particular social, economic,
environmental,or aestheticobjectives in creating such
regulations.Eachof theseobjectivesis then reflectedin
the actualstandardsand regulatoryprocessesdefined in
the remainderof the ordinanceor act. The first is from
Pacifica, California:

“It shall be the purposeof the Hillside Preservation
District to promote the following City objectiveswhich
shall be consideredas guidelines:

(1) To maximize choice in types of envirqnment
availablein the City andparticularlyto encouragevariety
in the developmentpatternof the hillsides;

(2) The concentrationof dwellingsandotherstructures
by clusteringand/or high.riseshould be encouragedto
help save larger areasof open spaceand preservethe
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natural terrain;
(3) To useto the fullest currentunderstandingof good

civic design, landscapearchitecture,architecture, and
civil engineeringto preserve,enhance,and promotethe
existing and future appearanceand resourcesof hillside
areas;

(4) To providedensityand land-useincentivesto aid in
ensuring the best possible developmentof the City’s
natural features,openspace,and other landmarks;

(5) To encouragethe planning, design, and develop
mentof building sites in sucha fashionas to provide the
maximumin safetyandhumanenjoymentwhile adapting
developmentto, andtaking advantageof, the bestuseof
the natural terrain;

(6) To preserveandenhancethebeautyof thelandscape
by encouraging the maximum retention of natural
topographicfeatures,such as drainageswales,streams,
slopes, ridge lines, rock outcroppings, vistas, natural
plant formations,and trees;

(7) To prohibit, insofar as is feasibleand reasonable,
paddingor terracingof building sitesin thehillside areas;

(8) To provide a safe meansof ingressand egressfor
vehicular and pedestriantraffic to and within hillside
areas, while at the same time minimizing the scarring
effectsof hillside streetconstruction;

(9) Utility wires and television lines shall be installed
underground:

(10) Outstandingnaturalphysicalfeatures,suchasthe
highestcrestof a hill, natural rock outcroppings,major
tree belts, etc., shouldbe preserved;

(11) Roadsshouldfollow naturaltopography,wherever
possible,to minimize cutting and grading;

(12) Imaginative and innovative building techniques
shouldbe encouragedto createbuildingssuitedto natural
hillside surroundings;and;

(13) Detailed and effective arrangementsshall be
formulatedfor thepreservation,maintenance,andcontrol
of open space and recreational lands resulting from
plannedunit development.”

Obviously, Pacifica’s statementof purposecovers a
whole rangeof local concerns.The secondexampleis from
Walnut Creek, California.

‘It is therefore the intent of the City that un
developedland in hillside areas be placed in a Hillside
PlannedDevelopmentDistrict, to be identified by the
initials HPD, in order to accomplishthe following:

(1) To preservesignificant featuresof a hill area in
essentiallytheir naturalstateas part of a comprehensive
open-spacesystem;

(2) To encouragein hill areasan alternativeapproach
to conventionalflatland practicesof development;

(3) To minimize grading and cut-and-fill operations
consistentwith the retentionof the natural characterof
hill areas;

(4) To minimize the water-runoff and soil-erosion
problems incurred in adjustmentof the terrain to meet
onsiteandoffsite developmentneeds;

(5) To achieveland-usedensitiesthat are in keeping
with the general plan; however, in order to retain the
significantnaturalfeaturesof the hill areas,densitieswill
diminish as the slopeof the terrain increases;



(6) To insure that the open spaceas shown on any
development plan is consistent with the open-space

U elementshownon the GeneralPlan; and
(7) To preservethe predominantviews, both from and

of the hill areasand to retain the senseof identity and
imageabilitythatthesehill areasnow impart to the City of
Walnut Creekand its environs.”

The Walnut Creekexamplenarrowsthe purposesof the

U ordinance.While not as completeas Pacifica, it is never
thelessa good statementof purpose.

The statementof purposeor intent summarizesthe

U
specific objectives of the local community in regulating
hillside development.While the emphasisof this report
focuseson environmentalconcerns,it is importantto note
that a statementof purposeshould include the various
social and economic objectives which also apply. The

I statementof purposeor intent is the basic foundationforLi the remainderof the regulation.

U Key Featuresof the RegulatoryApproach
Therearethreeprincipalapproachesto the regulationof

hillside development:(1) slope.densityprovisions, which
decrease allowable development densities as slope

fl increases;(2) soil-overlay provisions, which assign use
J and densityon the basisof soil characteristicsin sloped

areas; (3) the guiding principles approach, which is
relatively free of precisestandardsbut which emphasizes

I case-by.caseevaluation on the basis of a number of
specific policies. Grading and erosion controls are
importantsupplementsto thesethreetechniques.

‘lGURE 24. SLOPE-DENSITYDEVELOPMENT

Slope-DensityProvisions.Slope.densityprovisionsareassumingan increasinglylarger role in the regulationofhillside development.Theseprovisions,which statewhatdegreeof densitymay be built on a particularslope, arebecominga primary meansof hillside protection. Theirpurposeis to definethepercentageof a particularparcelofland which can be developedon the basisof that parcel’saverageslope. The greaterthe slope, the less the parcelmay be developed.(SeeFigure 24.)
The environmental rationale supporting the slope-

densityapproachis simple. Other factorsbeingequal, as
slope increasesso does the potential for environmental
degradation,including slope failure, increasederosion,
sedimentation, and runoff. Limiting development
accordingto the degreeof slope shifts developmentinto
areaswith the least potential for environmentaldamage
while protecting steeper, more sensitive land from
developmentpressures.

Slope-densityprovisionsachieveseveralof the typicallocal objectivesspelledout in the purposeor intent of reg
ulation. In lowering densitiesas a function of slope, the
potential for environmental degradation is decreased.
Economiccoststo the community for public safety and
other servicesare reducedwhen steep slopes are more
restricted.Aestheticvaluesaremaintainedif development
is encouragedin gentlyslopingareaswhile simultaneously
keeping steeply sloped, dominant landscapesin their
natural state. In these and other ways, slope-density
provisionsmakegood environmentalsense.

Anotherattractivefeatureof slope-densityprovisionsis
the substantial flexibility in setting exact standards.

Low densitydevelopment High densitydevelopment
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Thesestandardsareeasilyadaptedto reflect specific local
concerns. In a community composedentirely of sloped
areas,the standardsmay be far less restrictive than in a

Li communityintenton maintainingthe naturalquality of a
few dominant sloping areas. In a community with a

‘ history of steep-slopefailures or with extensiveerosion
problems,a very restrictiveslope-densityprovisionmakes
good sense. Each jurisdiction utilizes the same basic
concept,but eachis able to adjust the provision to meet
specific local needs. For example, in Pacifica and

3 ThousandOaks, California, all lands at or exceedingan
averageslope of 35 per cent must be retained in their
natural state.However, in Weber County, Utah, lands

7 with an averageslope of 35 per cent or greatermay be
j developedwith lot sizes ranging from 10,000 to 75,000

squarefeet.
Still, there are a variety of shortcomings to this

i approach. In general the potential for degradation
J increases as a function of slope; in some instances,

however,it may be moreof a problemon relatively gentle
slopes,becauseerosionis sometimesmore a function of
vegetativecover and soil type. In other casesrunoff in

J gentlyslopingareasmay exceedthatof steep.slopeareas.
Thoughmanyotherfactorsaffect thepotentialfor hillside
damage,the main strengthof slope-densityprovisionsis

j in therecognitionof the fundamentalrelationshipbetween
slopeand the potential for degradation.Since they are a
usefuldevicein theabsenceof a greatdealof site.speciflc
information, they are particularly appropriatefor local
communities with limited technical resources. When
combinedwith more exactingsite-specific informational
requirements,they canbeboth flexible for developersand
dependablefor local communitiesin maintainingcritical

.1 environmentalvalues.
Anothershortcomingof slope-densityprovisionsis the

methodby which averageslopeis determined.Onecorner
of a parcel may be steeplysloping and fail underhighly
restrictive regulations.However, the rest of the parcel
maybegently slopingandthe averageslopemay thusbe
low enough to allow developmentof the entire area.
Regulations meet this problem of how to determine
averageslopeby specifyingthatany slopeabovea certain
percentage cannot be developed and thus must be
excluded from the average slope equation. Thus, in
Pacifica, California, all slopes over 35 per cent are

TABLE 4. SLOPE—LOTSIZE REQUIREMENTS

PerCent SantaFe, N.M. OrangeC9.,CAAverageSlope (Proposed) Phoenix,AZ (Proposed)

5 .25 Acres No Req. No Req.10 .50 Acres .55 Acres No Req.15 1 Acre .90 Acres No Req.20 2 Acres 1.30Acres .16 Acres25. 5Acres 2.O0Acres .22Acres30 No Develop. 3.33Acres .44 Acres35+ No Develop. 5.00Acres 1.00 Acres40 No Develop. 5.00Acres 5.00Acres50+ NoDevelop. 5.O0Acres 10.O0Acres

protected,regardlessof what portion of a parcelcontains
suchsteepareas.

Therearethreeprincipal variationson the slope-density
approach: slope-lot size, slope-natural area, and
slope-dwellingunits. With slope-lotsize,minimum lot size
increaseswith averageslope.With slope-naturalarea,the
amountof landto beleft in its naturalstateincreaseswith
slope. On the basisof slope-dwellingunit, the numberof
permissibledwellingunits fails asslopeincreases.In some
local jurisdictions,eachof thesevariationsis containedin
the ordinance. In others, two of the three are used.
Commonly, however,only one is chosen.

Slope—lot size. The earliest slope-densityprovisions
grew out of efforts to define a relationship between
averageslopeandrequiredminimumlot size. Mann Coun
ty, California, may havebeen the first to define such a
relationshipin the late1950s.Sincethat time, a numberof
local jurisdictionshave chosenthis basic route. Table 3
compares the slope-lot size requirements of three
jurisdictions. From this table it shouldbe apparentthat
local conditionsplay a key role in determiningminimum
lot size in relation to averageslope. In SantaFe, New
Mexico, hillsidesareparticularlyvulnerableto erosion.In
Phoenix,Arizona, hillsides are easily scarred.In Orange
County,California,erosion,scarring,andslopefailure are
all questionsof local concern.

Along with regulatinglot sizesaccordingto slope, local
jurisdictions must also be careful to include coverage
requirements.The amountof land which is covered by
impervious surface is an important variable in the
determinationof developmentaleffectsonhillside. Runoff,
for example, is directly relatedto impervious surfaceas
well as slope. When a slope is coveredwith impervious
surface,runoff increasesdramatically,therebyincreasing
the potential for erosion of the hillside in addition to
siltation of the down.watershedareas.

One effective regulatory responseto the hazardsof
impervioussurfaceis foundin coveragemaximums,which
specify the amountof land thatmaybecoveredby imper
vious surface. For example, in the proposedSantaFe,
New Mexico, regulation, lot sizes of up to one acre are
restrictedto a maximumof 30 per cent lot coveragefor
structures.At two acresand above,this maximumdrops
to 10 per cent lot coveragefor structures.In the proposed
OrangeCountyordinance,coveragemaximumsare also a
function of lot size: the smallerthe lot size (7,000 square
feet), the higher the allowablecoverage(40 per cent); the
larger the lot size (10 acres), the lower the allowable
coverage(five per cent).

In steep-slopeareas,suchas OrangeCounty, large lot
sizesmay be required.OrangeCountyproposesa 10-acre
minimum on slopesgreaterthan 50 per cent, allowing a
maximum land coverageof five per cent. In contrast,a
lessruggedareaof 20 percentaverageslopeallows a cov
eragemaximumof 40 percenton a 7,000squarefoot mini
mum lot. Coveragemaximumsin this caseprovide effec
tive support to the environmentalrationaleof the basic
slope-densityrelation. The concept is simple. If, for
example,a land areaof some100 acreswere classifiedin
the50 percentaverageslopecategory,theOrangeCounty
proposalwould establishup to 10 dwelling units with a
maximum impervioussurfaceof five acres.If thesesame
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TABLE 5. SLOPE_NATURALSTATE REQUIREMENTS TABLE 6. SLOPE—DWELLINGUNITS REQUIREMENTS
NTOThTETiEiN

IN NATURAL STATE

PerCent Thousand
AverageSlope ChulaVista, CA Pacifica,CA Oaks,CA

10 13.75 32 32.5
15 31.25 36 40.0
20 43.75 45 55.0
25 62.50 57 70.0
30 90.00 72 85.0
35 90.00 90 100.0
40 90.00 100 100.0

1 100 acreswere classified in the averageslope of 20 per-i cent, some 625 dwelling units would be allowed which
would covera total of 40 acresin impervioussurface.At a

— lower averageslope,both densityand coveragecould in.
crease, while at higher average slopes density andcoveragewould decrease.In designingminimum lot-sizeslope relationships, it is important to remember that1 liberal coverageallowancesin steep-slopeareascannegate

J the effectivenessof suchordinances.
Slope—naturalstate. Somejurisdictionsare facing the

_

question of coveragemore directly. The slope-densityj relationspecifiessomepercentageof thesitewhich is to beJ retainedin a naturalor undisturbedstate.On the land sospecified, only useswhich do not require topographical

j
changeor majorconstruction,suchas conservationor recreation, are allowed. Table 5 presentsa comparisonofthreejurisdictionswhich specify the per centof eachsiteto be retainedin a naturalstateas a function of average

‘1 slope.

J Once again, there is some variation in the localapplication of the “natural-state” provision. In mostcategories,ThousandOaks, California, requiresa largerpercentageof the site to be retainedin a natural state.J ChulaVista, California, requiresa smallerpercentagethanthe othersin the low-slopecategories,but more than the
-,

othersat the averageslopeof 30 per cent. The variationsreflect local conditions.
J Slope—dwelling units. The final variation of theslope-densityprovisionis found in thespecificationof the
‘

numberof dwelling unitsallowableaccordingto thedegree
j of slope. This is commonly accompaniedby provisionswhich establishminimumlot sizeasa function of slopeorwhich establishthe percentof the site to be retainedin a1 natural state according to slope. Table 6 identifies its
j applicationin threejurisdictions.

Onceagain,the relationshipbetweenaverageslopeanddwelling units per acrecanbe seento reflect varying localneeds.In mostcategories,Phoenixis themostrestrictive,J with Walnut Creekthemostpermissive.Yet in thehigheraverageslopecategories,ThousandOakshas the highest
-

standards.

J The useof the basicslope-densityequationhasgrownfrom thedeterminationof mininiuni lot sizeandbuildingsper acre to the determinationof the areawhich must beretainedin a natural state.Chula Vista, California, hasJ extended this concept into the identification of themaximum area which may be graded as a function ofslope.

DWELLING UNITS PERACRE
PerCent Walnut ThousandAverageSlope Creek,CA Phoenix,AZ Oaks,CA

5 No Req. No Req. No Req.10 3.5 1.8 2.015 3.0 1.1 11.620 2.5 .7 1.225 2.0 .5 .830 1.5 .3 .435 1.0 .2 .140 .5 .2 .1

In all cases,this methodretainsthe dominantenvironmental rationale of protecting the natural functions ofhillsides, underthe basic principle that steep-slopeareasare moresensitivethan areasof lesserslope.Slopedensity is also flexible. As should be apparentfrom the foregoingtables,the exactspecificationstied toaverageslopecan vary significantly. Highly erodible oreasily scarredsLopes may require lower densities thanslopeswhich are lesserodibleor lesseasilyscarred.Slide-sensitiveslopesmay precludethe placementof structuresaltogether.Thusslope-densityrequirementsareadaptableto local needs.
Soil Overlays. A secondapproachto the regulationofhillside developmentis through the use of soil overlaymaps.Theoverlaysarepublishedby theSoil ConservationServicein cooperationwith local agencies.A soil overlaymapshowswhich areasaresuitablefor particulartypesofdevelopmentbasedon soil content.With themore preciseknowledgegeneratedby soil surveys, local communitiescan fine-tunetheir regulatoryapproach.
McHenry County, Illinois, has developed “SoilsOverlayRegulations,”which areappliedin additiontotherequirementsof the primary zoningdistricts.The countyhasestablisheda special “Steep Soils Overlay District”for areaswith certainsoil typesandslopesgreaterthan12per cent. Since thesesoils are particularly vulnerabletoerosion and problems of sewagedisposal, the districtplacesadditional restrictionson any primary use. If theprimary useis residential,the regulationsspecify certainproceduralrequirementsfor any “onsite sewagedisposal,sewagelagoons,oxidation ponds, landfills, or extensivesite modification

The small town of Mine Hill in Morris County, NewJersey,is usinga soil surveyto regulatedevelopmentinsensitiveslope areas.The limitations of certainsoils arebasedon an analysisof the Morris County Soil SurveyMap. Eightseparatesoil typeson slopesin excessof 15 or25 per centare identified as “unbuildable.” The ordinancesimply statesthat “applicantsshallnotplacestructuresorconstructimprovementson thoselands indicated. . . asunbuildable.”Sincesoil surveyshavenot beencompletedfor most of the state, New Jersey is perhaps morefortunatethan many states.In the caseof Mine Hill, aprivate consultantadoptedthis environmentalinformation into ordinanceform. If suchinformation is available(andrelativelycurrent),it is an excellentfoundationfromwhich key featuresof a hillside developmentregulationmay be developed.
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The Soil ConservationService Departmentof Orange
County, New York, cooperated with the county
Departmentof Planningto producea set of regulations

j basedon a varietyof soil types.Oneinterestingfeatureof
this ordinanceis a minimum lot-size formula for large’.Iot
zoningdistricts whereno public sanitarysewersystemis
planned. The formula uses soil types to determine
minimum lot size, basedon the capability of the land to
support septic systems.The lot size in gently sloping,
well.drained, erosion-resistantsoils would be much
smaller,for example,thanlot size in moderatelysloping,
poorly drained,highly erosivesoil areas.

Orange County, New York’s subdivision regulation
dividesthecounty’smanysoil typesinto 15 majorgroups.
Sinceeachgroupis definedaccordingto certainproperties
(e.g.,slope,runoff potential)eachhascertainrestrictions
on development.Two of themajor groups,which apply to

7 slopedareasandhavespecialrestrictionson development,
j are excerptedbelow:

Soilsdevelopedin sandsandsilts thatare influencedby
steepslopes,moderatelysteepto steep:

J (1) Characteristics:The soils in this groupareall soils
thatoccuron slopesrangingfrom 15 to 25 percent. Slope

• percentagesin some units are combined.The range of
thesesoils is 15 to 35 percent.Thesesoils are ratedrapidJ for surfacerunoff.

(2) Use and Requirements:
• Septicsystemsshall not be installedon thesesoils.

j • Buildings shall not be constructedon these soils
except in caseswhere 50 per cent of the areawhere the
buildings are to be constructedis less than 15 per cent
slope (or 4,000 squarefeet).

• Erodibiity on these soils is low to medium, and
erosionmay be a problem.

Soils, developedin sands, silts, and clays, that are
dominatedby very steepslopes:

(1) Characteristics:The soils in this group are all soils
thatoccuron slopesrangingfrom 25 to 45 percent.These
soils are ratedvery rapid for surfacerunoff.

(2) Use and Requirements:
• Septicsystemsshall not be installedon thesesoils.
• Buildings with and without basementsshall not be

installed on thesesoils except in caseswhere it can be
proven that erosion and sluffing will not occur, or
necessarymeasureshavebeentakento preventthem.

• Erodabiity on thesesoils is high, and erosion and
sluffing may be a severeproblem.

Through the use of soil surveys, OrangeCounty has
been able to refine its regulationsto reflect the special
capabilitiesof its critical areas.Some sloped areasare
more suitable for developmentthan others; some are
simply unbuildable. Such exacting information, when
translatedinto ordinanceform, makesthe job of the localplanningagencyeasier.

One importantfeatureof mostordinancesbasedon soil
informationis providing allowancesfor additionalor more
preciseinformation. A commonfailing of soil surveysis
that in reviewing severalhundredsquaremiles of land,
mistakesarepossible,or the informationmaybe accurate
only on a large scale. Consequently,most ordinances

based on soil surveys allow, and indeed require,prospectivedevelopersto submit site surveys, if theresults of the site survey conform with the initialfindings, then the ordinanceapplies. If the resultsshowsomesignificantvariation, thenanotherset of standardsapplies.
The useof soil surveysto regulatehillside developmentis an importantadvance.Along with the factorsof runoffand slope, the potentialof soils to erode or slide allowsregulationsto be tailored to specific areas. This is incontrastto hillside-developmentregulationswhich applyacrossthe board to any land with a slope greaterthansome minimum percentage.Clearly, the more detailedinformationof soil surveysenablesthe settingof prioritieson a rational basis among various land areas. Somehillside property is more sensitiveto erosionthanothers;some more sensitive to runoff than others; some moresensitiveto failure thanothers.This information enablesthe local community to make important regulatorydistinctions.A developerin oneareamight be requiredtotakeextensiveprotectivemeasuresagainsterosion,whilea developerin anotherarea might be required to takesimilar measuresagainst runoff. For any single site,preventive measurescould be focused on the greatestneedsof that area.

On the negativeside, soil overlaysare an inexpensiveundertakingand the information may become quickly
dated.Also, accurateinformationon a largescalemay not
be accurate on a small scale. Further, data on soilcharacteristicsgive little information about theconstraintsof underlyinggeology, nor is suchknowledgeequivalentto a hydrologicalsurvey.Soil surveysare but
one piece of environmentalinformation which can focus
the regulatoryapproachbut which in themselvesdo notaccountfor all factorsaffecting hillside stability.

Still, if the informationon soils is availableand reasonably current, there are few more precise sources ofinformation to be used in the regulation of hillside development.With theknowledgeof the sensitivityof particular soils, land-useregulationscanbe more finely tunedto the characteristicsof an importantnaturalsystem.
The Guiding-Principles Approach. The third majorapproachto the regulationof hillside developmentis theuse of various evaluativeprinciples. While determining

the basedistrict as residential,commercial,or industrialsetsthe primary type of land use in the hillside area,anoverlaydistrict is alsoappliedto all landswithin thejurisdiction whoseaverageslopeexceedssomeminimum percent. The key featuresof the overlay district is a set ofguiding principles or policies which are utilized by anevaluativebody in reviewingdevelopmentproposals.
Theprinciplesthemselvesmay or may not be connected

tomoreexactdevelopmentstandards.In a pure principleapproach,no precisestandardsare containedwithin theoverlay district regulations. In a modified principlesapproach,precisestandardsare applied in conjunction
with the evaluationprinciples. Slope-densityprovisions,for example, may be supplemented by evaluativeprinciples in a modified approach.Two examplesof thepureprincipleapproacharefoundin the Irvine, California,Hillside DevelopmentOverlay District and a proposedHillside OverlayDistrict for Boise, Idaho.First, Irvine’s:76



The policies of the City of Irvine with regard to
— developmentin hillside areasareas follows:

1 (1) To preserve the most visually significant slope
J banksand ridgelinesin their naturalstateby clustering

developmentsinto meaningfulneighborhoodunits.
(2) To minimize the effects of gradingand insure that

3 the naturalcharacterof the hillsides is retained.
(3) To preservevisually significant rock outcroppings,

native plant materials, natural hydrology, and areasof
1 historical or visual significanceidentified by the General

Plan or through the EnvironmentalImpact Report Pro.
cedureto the maximumextentpossible.

— (4) To encouragevariety in housing types, padding1 techniques,grading techniques, lot sizes, site design,
j density, arrangement,and spacingof homesof develop

ments.
(5) To encourageinnovativearchitectural,landscaping,

{ circulation, andsite design.
(6) To discouragemass grading of large pads and

excessiveterracing.
(7) To provide safe circulation of vehicular and

j pedestriantraffic to and within the hillside areasand to
provideaccessfor emergencyvehiclesnecessaryto serve
the hillside areas.

(8) To providesafetyagainstunstableslopesor slopes
J subject to erosion and deteriorationin order to protect

humanlives andproperty.
(9) To permit only thosedevelopmentswhich are not

detrimentalto the public health, safety,arid welfare.

From this example it is apparentthat the range of
— evaluativepoliciescanbe quite broad.The policies stress

aesthesticvalues as well as economic, social, environ.J mental, and public safety values. In contrast, the
following Boiseproposaltendsto emphasizeaesEheticand
environmentalvaluesonly:

[TIhe following points shall serve as a basis for
evaluatingall hillside developmentproposals:

All developmentproposalsshall strive for maximum
J retention of the natural morphological features and

qualitiesof thesiteanddevelopmentshall seekto enhance‘ thesenaturalfeaturesand qualities.
All developmentproposalsshall take into accountand

shall be judged by the application of current
understandingof land-use planning, soil mechanics,
engineeringgeology, hydrology, civil engineering,

j environmental and civic design, architecture, and
landscapearchitecturein hill areas.Suchcurrent under
standingincludesbut is not limited to:

] (1) Planning of developmentto fit the topography,
J soils, geology,hydrology,andotherconditionsexistingon

the proposedsite;
- (2) Orienting developmentto the site so that grading

andothersitepreparationis kept to anabsoluteminimum;J (3) Shapingof essentialgrading to complement thenaturalland forms andprohibiting all successivepadding
and/orterracingof building sites;

(4) Developinglarge tractsin workableunits on which.J constructioncan be completedwithin one constructionseasonso that large areasare not left bareand exposedduring the winter-springrunoff period;

3

(5) Accomplishing all paving as rapidly as possible
after grading;

(6) Allocating to openspaceand recreationusesthose
areasnot well suited to development,as evidencedby
competentsoils, geology, and hydrology investigations
and reports;

(7) Landscaping of areas around structures and
blendingthem with the natural landscape;

(8) Placement, grouping, and shaping of manmade
structuresto complementone another and the natural
landscape,providingvisual interest,andcreatinga sense
of placewithin the development;

(9) Demonstratinga concernfor theview of the hills as
well as the view from the hills;
(10) Useof a varietyof housingtypesin residentialareas

to permit steepslopes,woodedareas,andareasof special
scenic beauty to be preserved as scenic easements,
through the use of density transfers;such alternatives
may include attacheddwellings, apartmentsand condo.
miniums, residential clusters, and groups of various
housingtypes;

(11) Specialconsiderationin the designof such visual
elementsas streetlighting, fences,sidewalks,pathways,
andotherstreetfurnitureto enablemaximumidentity and
uniquenessof characterto bebuilt into eachdevelopment;
(12) Minimizing disruptionof existingplant andanimal

life.

A greatdealof evaluativeexpertiseis requiredto imple
ment the overlaypolicies. Indeed,generalizationssuchas“preservethemostvisually significantslope. . . “and to“discourage mass grading. . . “ and “planning ofdevelopment to fit the topography, soils, geology,
hydrology . . . ,“ leave considerableroom for discretion.Successof this approachrelies almostexclusivelyon theeffectivenessof the evaluativeprocess.

To usea pure-principleapproachrequiresa greatdealofspecific information about a site, plus technical andscientific expertiseto interpret the information. Withoutthese resources,which are often unavailable to localagencies,the pure-principlesapproachbecomesineffective. Thus, while this approachcontains the seedsofinnovative hillside regulation, it may also contain thepotential for a degradedlocal hillside resource.
As a result, a numberof communitiesuse a modified-

principles method, in which the principles are
supplementedby a setof minimum standardsthat apply
exclusively to hillside development. In this case, the
principlesand standardsarecontainedin the regulations
of an overlay district. The base district still sets the
primary usesof the area,which may rangefrom planned
unit developmentto exclusiveresidentialor commercial.
Within the contextof the basedistrict and the minimum
standards defined in the overlay district, proposed
developmentsmay be evaluatedaccordingto the set of
guiding principles. In suchcases,the principlesare used
to determinewhetherbonusesshould be given for such
items as innovative site design, -extensive open-space
commitments,or preservationof a special landmark or
naturalresource.Onceagain, the evaluationis central to
the effectivenessof this method, but with supplemental
standardsthereis lessroomfor effectivenessthanin those
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communitieswhich elect the pure-principleapproach.
An example of the use of the modified principle

1 approach is found in the Walnut Creek, California,
J Hillside PlannedDevelopmentPermit Process. In this

process, prospective developments are subject to
‘—, slope-densityminimums. However, basedensitymay be

adjustedwithin a defined range if the evaluativebody
determinesthat the proposalmeetsone of the following
characteristics:

“In order to encourage [satisfactoryl hillside
developments. . . , adjustmentsmaybe madein thebase
densityin the recommendationfor approvaland approval

7 of an HPD permit, pursuantto any of the following:
7 (1) Theexistenceof openspacebeyondthat [normallyl

required...;
(2) The existence of amenities or onsite or offsite

] improvementswhich arenotnormally foundor requiredin
residentialdevelopments;

(3) The existenceof a mixture of housingtypeswhich
providesa variation in the appearanceof thedevelopment
andallows a rangeof housingprices for differing income

‘-‘ levels,andhasaprojectedpopulationwhich is comparable
to or lower than the projectedpopulation of a single
housingtype;

j (4) The existenceof landscapingof a type, size, and
quantitywhich exceedsthat requiredby this section:

(5) The existenceof a topographicalfeature, including
but not limited to a cliff or deepravine, of a magnitude

• which causesthe weighted incremental slope (average
slope) to besignificantly greaterthanwould bethecaseif

, the topographicfeaturewas not considered;and
(6) The offer to an acceptanceby the City of land in

J excess of the park land dedication requirements
of. . . this Code.”

Here, the necessityfor expertiseis not so demanding.
For example, a community may specify a certain
percentageof open spacesin its hillside areas. If the
proposeddevelopmentcan be shown to exceedthis goal,
then someform of bonusmight be granted.This method
couldbeappliedto virtually anyareaof local concernsuch
as low-income housing, varied developments, and
school-sitededication.

Thestrengthof theguiding-principleapproachlies in its
ability to encourageinnovative hillside development.
However,whenthis methodis usedwithout anyminimum
standards,increasedevaluativeexpertiseis required. If
such expertiseis not available, indiscriminatedevelop.
mentsresemblingthoseof flatland practicesmay result.
Conversely,if the expertiseis available, the flexibility
allowed the developer may produce unique, environ
mentally sensitive development projects. Still, it is
importantto consider,asoneplanningdirectorurges,that
“90 percentof thedevelopmentindustrywill comein with
the minimum andtry to avoid all they can. The other 10
per cent are interested in doing something really
worthwhile and look upon these guidelines as an
opportunityto do so.” Thusmanyjurisdictionschoosea
modified planningprinciplesapproachwherebyminimum
standardsmustbe met and someflexibility is retained.
This modified method avoids the extensive expertise

requirements of the pure-principle approach without
placinga straightjacketon a developer.

GradingControls:A Supplementto Hillside-Development
Regulations

Gradingcontrolsarea necessarysupplementto hillside
developmentregulations.They may be found within the
hillside regulationor as a supplementaryregulation. As
the mostpotentially destructivepart of the construction
process,gradingmustbe carefully regulatedto maintain
the stability of a hillside. Five minutes with modern
earthznovingequipmentcan do more to alter a hillside
than 500 yearsof naturalprocesses.

Grading control can be included within the hillside
regulation.With this method, the maximum amountof
grading for any given parcel is set beforehand.This
approachis generallytied to slope-densityprovisions, so
that steep.slopeareasare subject to less grading than
gently sloping areas. In the Cbula Vista, California,
Hillside Modifying District, the percentageof any parcel
which canbegradedis tied directly to averageslope. For
example,in a parcel with a five per cent averageslope,
93.75 per cent of the parcel may be graded, while in a
parcelwith an averageslopeof 30 per cent, only 10 per
cent may be graded.The slope-densityapproach,while
not establishingexact standardson how the grading
occurs, does establishthe maximum area that can be
graded.

Beyondthis broadstandard,mostlocal agenciesrequire
a permit beforeany grading is allowed. Obviously, local
agenciesallow some exceptionsfor only light grading
activities. Commonly, the exceptions specify that no
permitis requiredif the aggregatevolumeof earthgraded
doesnot exceeda minimumof 100 cubicyards,or somany
squarefeet. Any constructionwhich exceedstheselimits
would requirea gradingpermit.

To be consideredfor a gradingpermit, the application
mustgenerallybe accompaniedby a gradingplan, which
is submittedin conjunctionwith the developmentpermit
application. The gradingplan must include information
concerningtheexistingphysicalcharacteristicsof the area
as well as dataon anticipatedchangesas a result of the
grading operation. It also calls for a descriptionof the
gradingprocessitself which may includeexacttimes and
location of proposedearth.movingactivities. The Placer
County, California, Grading Regulation is typical. The
following information shall be required,unlesswaived by
the PlanningDirector:

A vicinity mapshowingthe locationof the site or sites
involved.

An accurateplot plan showing:
(1) The exterior boundariesand dimensions of the

propertyon which the gradingis to be performed.
(2) Dimensionof the areacoveredby the application.
(3) Buildings, roads, utilities, or other improvements

within the areaand adjacentthereto.
A map drawn to a scaleapprovedby the Department

showing:
(1) Accuratecontoursat two-foot intervals for slopes

up to 20 percentandfive-foot intervalsfor slopesover 20
per cent showing the topographyof the ground to be
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gradedand filled or clearedand the topographyof the 15
feetadjacentto sucharea.Elevationto bebasedon USGS
data.

(2) The location of observedsprings, swampy areas,
areassubjectto flooding, land slides,andmud flows.

A statementof the landcapabilitiesof the propertyon
which thegradingis to be performed,includingsoil name,

j soil group, hydrologic group, slope, runoff potential, soil
depth,erosionpotential,andnaturaldrainage.

A report and map showing the existing and proposed
tree andvegetativecoverof the site.

A subsurface soil and geological report including
subsurfaceinvestigations.

A report of the materials involved in the work,
including:

-‘ (1) Classification;
(2) Suitabilityof materialfor theproposedconstruction
(3) Erosionpotential;

j (4) Recommendationsfor constructionproceduresto
obtain the requiredstability and compaction.

A gradingplan including the following:
] (1) Cross-section showing both the original and
J proposed ground surfaces, with grades, slopes, and

elevationnoted.
(2) Detailed plans of all drainage devices, walls,

cribbing, dams, or other protective devices to be
constructedin connectionwith, or aspartof, theproposed
work.

(3) A map showing the drainagearea and estimated
runoff of the area servedby any drains and proposed
methodsof runoff disposal.

(4) A soil stabilization report including final
groundcover,landscaping,anderosioncontrol.

J (5) Erosioncontrol measuresto preventsoil loss when
the gradingis in process.

(6) A description of equipment and methods to be
employed in processingand disposingof soil and other
materialthat is removedfrom the gradingsite, including
the locationof disposalsites.

(7) A scheduleshowingwheneachstageof the project
will be completed, including estimated starting and
completiondates,hoursof operation,anddaysof weekof
operation.

(8) Specificationscontrollingconstructionmethodsand
j materialsin constructionof the work, including:

• Provisionsfor control of grading operationswithin
the constructionareaandon public roads.

• Safetyprecautionsto beobservedandfacilities to be
.1 provided.

• Compliancewith laws and local regulations.
• Control of dust.
• Otherrelatedmatters.

SupplementaryData—Whenrequestedby theDirector,
1 theapplicantshallprocureandfurnishat his own expenseadditionalengineering,geologic,and legal reports,plans

or surveys,andothermaterialnecessaryto evaluatesite
conditionsandtheeffectof theproposedwork on abutting

) properties,public ways, andpublic welfareandsafety.
j A statementof the credentialsof the personor persons

who madethe investigationor preparedthe reportsand
plans.

SUBSURFACEINVESTIGATIONS
For the purposeof preparing the soil and geologicalreports, subsurfaceinvestigations shall be performedthroughoutthe areato sufficiently describethe existingconditions.
In particular, subsurface investigations shall beconductedwhere stability will be lessenedby proposedgradingor filling or whereany of the following conditionsare discoveredor proposed:
(1) At fault zones where past land movement is

evidencedby the presenceof a fault gorge,
(2) At contact zones betweentwo or more geologicformations,
(3) At zonesof trappedwateror high water table,
(4) At bodiesof intrusivematerials,
(5) At historic landslidesor where the topographyisindicativeof prehistoriclandslides,
(6) At adversely sloped bedding plains, short.range

folding, overturnedfolds, andothergeologicformationsofsimilar importance,
(7) At locationswherea fill slopeis to beplacedabovea

cut slope,
(8) At proposedcutsexceeding20 feet in height,unless

in extremelycompetentrock,
(9) Locations of proposedfills exceeding20 feet in

height,
(10) Where side hill fills are to be placedon existing

slopessteeperthan 16 per cent,
(11) Wherever groundwaterfrom either the grading

project or adjoining propertiesis likely to substantially
reducethe subsurfacestability.

While the Placer County example is inclusive in the
scopeof informationrequired,local agenciesmight pareit
down to focus on specific local concerns.Clearly, seismic
hazardsmaynot play thesamerole in centralMissouri as
theywould in jurisdictionsadjacentto activefaults. Still,
with this level of information local agenciesare better
preparedto evaluatethe feasibility of grading in their
hillside area.

With the plan arid requisiteinformation, local agencies
commonlyelectoneof two approachesin theevaluationof
the gradinginformation. In the first method, the plan is
evaluatedby the residentlocal expert, such as the city
engineer,building engineer, or planning director. The
evaluator may disapproveof the application, require
modification,or approveit.

Often, theevaluatoris left with the authority to adjust
informational requirementsfor the plan itself. If, for
example, the developmentis proposedin a particularly
sensitivehillside area, the evaluatormay require more
detailed information concerningan important featureof
the resourcearea. In the sameway, the evaluatormay
modify thegradingprocessor may requiremoreextensive
use of various protection devices. In this evaluative
approachtherearefew if anyminimum standardsdefined
in the relevantgradingprovision.

Examplesof this approachare takenfrom Los Gatos,
Pacifica, and PlacerCounty, California.

In Los Gatos, the evaluation is made by the
Architecturaland Site Committee.The sectioncontains
few guidelines,leavingthe committeewide latitude.
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SantaFe, N.M. (proposed) 1 ft. horizontalto 1 ft. vertical
PaloAlto. Calif. 1¼ ft. horizontalto 1 ft. vertical
Phoenix,Ariz. 1’/: ft. horizontalto 1 ft. vertical
Boise, Idaho (proposed) 2 ft. horizontalto 1 ft. vertical
Allegheny, Pa.

(modelordinance) 3 ft. horizontalto 1 ft. vertical

“No gradingfor which a gradingpermit is requiredby
the Town of Los Gatos regulationsshall be authorized
except upon the securing of Architectural and Site
Approval. The ArchitectureandSite Committeeshall not
grantapprovalforsuchgradingexceptupona finding that
the purposefor which thegradingis proposedis essential
for the establishmentor maintenanceof a use‘which is
expresslypermittedhereinandthatthedesign,scope,and
location of the gradingproposedwill be compatiblewith
adjacentareasand will result in the leastdisturbanceof
the terrain andnaturalland features.”

In Pacifica, the relevant section of the ordinance
describesthecriteriaa little morefully, but still leavesthe
evaluationto the experts.In this case,the plan must be
approvedby both the Planning Director and the City
Engineer who may also send it to a special hillside
preservationdistrict board.

“Approval of the permit shall be contingentupon the
following conditions:

(1) Thegradingplan andwork shall be directly related
to an approvedspecific plan.

(2) Any gradingandexcavationshall be necessaryfor
theestablishmentor maintenanceof an approvedspecific
plan.

(3) The design,scope,and location ofthe gradingand

excavationwill causeminimum disturbanceof the terrain
and natural featuresof the land commensuratewith the
purposeof the gradingand excavationwork.

(4) All personsperforminganygradingand excavation
operation shall put into effect all necessarysafety
precautionsto minimizeerosion,protectanywatercourses
andothernaturalfeatures,protectthe healthandwelfare
of all persons,and protect private and public property
from damageof any kind.

(5) TheCity shallplacecertainconditionson timelimits
p and necessary site restoration and shall undertake

measuresto assurefulfillment of suchconditions,for any
gradingand excavationwork.”

Placer County, California, establishesmore specific
criteria for evaluationof grading plans.

“AU gradingandclearingoperations,when a permit is
requiredundertheseregulations,shall be designed:

(1) To preserve, match, or blend with the natural
contoursand undulationsof the land.

(2) To retain trees and other native vegetation, to
stabilize hillsides, retain moisture, reduce erosion,
siltation, and nutrient runoff, and preservethe natural
scenicbeauty,

(3) To minimize scarsfrom cutsand fills.
(4) To reducethe amountof cutsandfills and to round

off sharp angles at the top and toe and sides of all
necessarycut.and.fl]l slopes.

(5) To limit developmenton steepor hazardousterrain.
(6) To compensatefor geologichazardsandadversesoil

conditionsand their effect on the future stability of the
development.

(7) So that all cleared slopes,including ski slopes,cuts
and fills, and other areas vulnerableto erosionshall be
stabilized.

(8) So that construction, clearing of vegetation, or
disturbancesof thesoil be Limited to thoseareasof proven
stability.

(9) So that the natural geologic erosion of hillsides,
slopes, graded areas, cleared areas, filled areas, or
streambanksnot be exceeded.

(10) So thatsedimentor othermaterialdepositedin any
lake, its floodplains,or its tributaries,or anyotherpublic
or private landsnot exceedthat which would havebeen
depositedif the land had beenleft in its naturalstate.”

In the absenceof minimum standards,evaluationof
gradingplansplacestotal relianceupon the expertiseof
theevaluator.Thereareno simplerulesor devicesto serve
as basic indicators of the feasibility of the grading
proposal.Further, this methodpresumesa greatdeal of
technicalknowledgewhich is rarely found in smaller local
planning agencies. Clearly, this method of expert
evaluationhasits pitfalls. If the real expert is available,
then perhapsthis approachlends both flexibility and
sensitivity to the developmentprocess.If not, the local
agencymay find its evaluativeprocessineffective.

The second type of approach to grading control
combines basic development standards with expert
evaluation. Typically, the standardscover cuts, fills,
gradingon steepslopes,compositionof materialsusedin
fills, andperhapssuchfeaturesasretainingwalls and the
placementof excavatedmaterials.

Standardsrelating to cuts are mainly concernedwith
the steepnessof the finished slope. Table 7 identifies a
rangeof standards.

The standardsfor the steepnessof sloperesultingfrom
cuts variesconsiderably.Thesestandardsreflect specific
local concerns inthe capability of hillsides to support
various cuts. The most restrictive standardof one foot
horizontalto onefoot verticalappliesto slopedareasthat
are quite sensitiveto any alteration.Cuts in such areas
could produce slope failure or other hazards. Some
flexibility in the standard may be allowed by such
regulations,dependingupon the evaluationof the local
city engineer.Standardscould thenbe adjustedto reflect
the specific capacities of the particular parcel under
consideration.

In a few cases,standardsdefinesomernsirnumlimits
of proposedcuts. In Boise, for example, the proposed
ordinancesuggeststhat cuts be limited to a height of 30
feetanda lengthof 400 feet. In WeberCounty, Utah, the
maximumis placedonly on the heightof the cut, in this
case 25 feet. However, most ordinancesdo not place
maximumlimits of the size of the cut,but ratheron its
finished dimensions.

TABLE 7. CUTS—STEEPNESSOF FINISHED SLOPE

Jurisdiction Steepnessof FinishedSlope
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TABLES. STANDARDS FOR FILLS

Jurisdiction Materials Compaction Steepnessof FinishcJSlope

OrangeCounty,Calif. No organic Minimum to 90 % of max. Not greaterthan2 ft. horizontalNo rock greaterthan8 inches density to 1 ft. verticalin diani.

Allegheny, Pa.(Model) No organic No minimum 3 ft. horizontalto 1 ft. verticalCompacted
Setbackfor structures

WeberCounty,Utah No organic Minimum to 90% of max. Not greaterthan2 ft. horizontaldensity to 1 ft. vertical
PaloAlto, Calif. No organic Minimum to 90% of max. Not greater than 1¼ ft.density horizontalto 1 ft. vertical
Phoenix,Ariz. No organic Minimumto90%ofmax. Not greater than 11/2 ft.No rock greaterthan8 inches density horizontalto 1 ft. verticalin diam.

Boise, Idaho(Proposed) No organic 95% of max. density Not greaterthan2 ft. horizontalto 1 ft. vertical

Compactionof fill materialsis usually requiredin fill areaswhich supportstructures.

Standardsfor fills commonly includeprovisionson .the
type of material used for the fill, degreeof compaction
required,and the steepnessof the finished slope. Table 8
comparesvariousrequirementsrelatingto fills. As should
be evident,thestandardsfor fill fall into a closely defined
range.Thereis variation in the requirementsfor finished
slope, but this reflects the specialcharacteristicsof the
local area. As a general rule, those areasexperiencing
somedifficulty in preventingslope failure should require
more exactingminimum standardsrelating to the final
finished slope of the fill. The city engineeror registered
engineeringgeologistwouldbeableto indicatethe relative
stateof stability.

Standardsregulatingthe type of fill materialgenerallyprohibit the use of organic material, which, upondecomposition,would presentseverestability problems.Also, many ordinancesprohibit the use of rocks which
exceeda certain diameter,usually eight inches. If large,
various-sizedrockswereallowed, thestability of the slope
would be lessthanthatof sinallermoreuniform material,which is more easily compacted afliL stabilized byvegetation.Further,the suffaceof the fill areagenerally
must be coveredwith topsoil to allow .revegetationandprevent erosion, sedimentation,andfurther loss ofstability.

Standardsfor the compactiimof the fill fall within anarrowrange,dependinguponthestructureswhichwill beplaceduponit. Buildings, roads,andparkinglots requirea high percentageof densityto supporttheir weight.
Minimum standardssuchasthoseoutlinedhereprovidethecommunitywith at leastsomeassurancethatgradingwill not destroy the hillside outright. Further, thesestandardslessenthe requirementsfor expertevaluation,providing at least some criteria for evaluation. Thisapproach is useful to smaller agencies with limitedevaluativeresources.

Maintenanceof Cover andErosionControl
A crucial factor in maintainingthe stability of a hillside

is preservingas muchvegetationaspossible,or assuring
that exposedsoil is revegetatedor otherwiseprotectedfrom runoff anderosion.Someof theprecedingregulatory
approachesconsider this necessity.Slope-naturalstateprovisions,for example,requirea certain percentageof adevelopedslopeto be retainedin its naturalstate,therebyprotectingvegetationcover. Soil overlays identify easilyerodible soils and limit their disturbanceas a result ofdevelopment.Guiding principles may explicitly providefor the maintenance of vegetation and othererosion-preventionmeasures,asmay gradingregulations.However,vegetationremovalanderosionarebesthandledby separate erosion control ordinances which areimportantsupplementsto hillside regulations.(Theseare
discussedin detail in Chapter3, “Streamsand Creeks.”)

DEVELOPINGHILLSIDE-PROTECTIONPROGRAMS
Each major approach to the regulation of hillsidedevelopmentrequiresdifferent typesandamountsof site

“ information. But how that information is evaluatedis acrucial factor. Of the three methods the pure-principleapproachwould require the most extensiveinformation,
but to be an effective approachtheremust be evaluativeexpertise.Consequently,in choosingamong regulatory
methods,it is wise first to determinethe local communi
ty’s evaluativecapability. Another important factor in
informational requirementsis the characteristicsof the
local settingand the key hillside problemareas,such as
erosion, slope failure, or runoff. Some problems will
requiredifferentor morepreciseinformation thanothers.
Community attitudes, such as maintaining natural or
semi-naturalareason hillsides, may requiredetailedwild
life andvegetationsurveys.Also, eachof the threemajor
regulatoryapproacheshasuniquerequirements.

I
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Slope-DensityRequirements
If slope-densityprovisions use hillside districts, the

community must be able to identify the appropriate
boundary of the district. This can generally be
accomplishedthrough the useof USGS maps. Districts
can includeall slopesgreaterthansomeminimum, which
may rangefrom everythingover five per cent to every
thingover20 percent. Beyondthe initial district designa
tion, slope density also requiressite-specificinformation
to determinesuch things as number of dwelling units
permitted, minimum lot size, and open-spacerequire
ments. In a number of jurisdictions, this informa
tion is also used to determine which land should be
entirely excluded from development. For example, in
Anderson,California,no developmentis allowedon slopes
exceeding30 per cent while in Padfica, California, no
developmentis allowedon slopesexceeding35 percent. In
Lenox, New York, no developmentis allowed on slopes
exceeding10 per cent when the slopeis in a conservation
district. Site-specificinformation must thus accountfor
thesevariousrequirements.

The chief source of information for slope-density
provisionsis a contourmap. (SeeFigure25.) The contour
map suppliesthe necessarydatafor using the following
formula to determinethe averageslopeof a parcel:

_ .OO23xIxL
A

where.0023 is a conversionfactor, of squarefeet to acres,
“I” is the contour interval (or the distance between
adjacentcontourlineson the map) in feet, “L” is the total
lengthof the contourlines within the subjectparcel, and
“A” is the areain acresof the subjectparcel.

Step 1. Determine “I,” the contour interval, by
examiningthe map or measuringthe interval, using the
key on themap.For purposesof this example,an interval
of five feet is used. (To achieveaccuracywithin one per
cent, the contourinterval mustbe 10 feet or less.)

FIGURE 25.
CONTOURMAP

Step2. Determine“L,” the total lengthof the contour
lines within the subjectarea,by tracing eachline with a
planixneterandconvertingto feet. In this example,“L” is
9,822 feet.

Step 3. Determine “A,” area (in acres), from the
developmentplansor permit application. Do not include
areaswith a slope greaterthan that permitted by the
particularregulation;this areashouldbe subtractedfrom
the “A” figure. In this example,“A” is 13.767.

Step4. Determine“S” by using the equation.

.0023x 5 x 9,822
S

= 13.767 = 8.22percentaverageslope

The permitted numberof dwelling units, minimum lot
sizes,open-spacerequirements,and maximum are to be
gradedcan all be determinedusing “S.”

Althoughmanycities andcountieshavetheappropriate
contourmaps,requiringthedeveloperto providea survey
and contour map of the land is not an unreasonable
demand.Since thesemapsare useful for many purposes
and are even necessaryin the design and construction
process, developers rarely complain about such
requirements.Consequently,obtaining information for
slope-densityprovisions is not expensive.Further, the
taskof determiningaverageslopeis relatively simpleand
easilywithin the capabilitiesof moatplanningagencies.

Soil Overlays
Soil overlays, on the other hand, require far more

extensiveinformation before an ordinanceor regulation
can be written. Usually this information is gatheredon a
cost-sharingbasisbetweenthe local agencyandthe local
or regional soil conservationagency. In a few cases,the
information is alreadyavailable as a result of previous
investigationsfor other local or state agencies.In any
event, the information requirementsfor soil overlaysare
quite high and rarely within the capabilitiesof a local
planningagency. -
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Although it is an expensiveundertaking, once the
information is availableit is easilyadaptableto ordinance
form. With usesclosely tied to soil capabilities, it is an

J excellent regulatory device which requires little more
thana continuedreferenceto soil groupsandsoil typesin
orderto determinespecialdevelopmentalstandards.Since
the information sufferssomeof the commonproblemsof

J large-scalesurveys,ordinancesgenerallyrequire specific
soil interpretationsat the site to evaluate effectively
conformancewith the initial surveyand also to aLlow for
changesin the initial survey. Small-scalesurveys are

— within the resourcelimits of mostdevelopersand, as with
contourmaps,arequiteusefulin thedevelopmentprocess.

Developers,
therefore, rarely complain about these

additionalrequirements.
With the information available, requirements for

evaluative expertise are minimal. Since no evaluative
formulasarerequiredandthereis generallylittle room for

j negotiationon theessentialinformation, theneedfor staff
expertiseis slightly lessthanslope-densityprovisionsand
far less than for the pure-principleapproach.

Guiding Principles
Informationrequirementsand evaluativeexpertiseare

• quite demandingfor the pure-principleapproach.Since
the principles tendto cover a variety of local objectives,the numberof areasfor which information is neededis
large. Further,sinceany singleprinciple canbeevaluated
in a numberof ways, thepossiblerangeof informationon
anysinglesubjectareacouldalsobequite large.Whenthe
numberof concernsis combinedwith varying information
requirementsfor any single one, the planning staff,
planning commission,and council assumean extensive

j review responsibility. Except for areas with unique
community resources,it is doubtful that an agencycan
assemblethe information and expertise. Clearly, this
approachis beyond the capabilitiesof the small city or

J county staff and even stretches the resources of
medium-sizedcommunities.

• Becauseof theexpertiseand information requirements,
the successof the pure-principleapproachdependsupon
the involvementof the local and stateagencies.The Soil
ConservationService,for example,may be calledupon to
evaluatethe nature, distribution, and strengthof soils,

j the proper grading proceduresto minimize hazards,or
necessarycorrective designs. The USGS can evaluate
hydrologicalimpactsor geologicalconditions,anda select
group of local citizens might be formed to evaluate
proposalsin their personalareas of expertise. In any
event, this approachrequiresinformation and evaluation
which arenot normally availableat the local level. If this
approachis to betaken,local jurisdictionsarewell advised
to review their internalevaluativecapabilityas well as the
availability of outsideresources.

OtherRequirements
Aside from the informationalrequirementsof the basicapproachselected,developersare commonlyexpectedtofurnishotherinformation.This information,which focuseson the characteristicsof the site both before and afterdevelopment,is an environmentalimpact statementof avery specialnature.

Most regulationscommonlycall for informationon the
presentconditionof soils, geology,andhydrology, as well
as the anticipated condition after development. One
exampleof theserequirementsis takenfrom the proposed
ordinance for Boise, Idaho. Since a number of local,
regional, state, and federal agenciesplayed a role in
drawing up the proposal, the requirementsreflect a
variety of perspectiveson key environmentalquestions.

Soils Report
(1) Any area proposed for development shall beinvestigatedto determinethe soil characteristics,and asoils engineeringreport shall be submitted with everyapplication. This report shall include dataregardingthenature, distribution, and strength of existing soils,conclusionsandrecommendationsfor gradingprocedures,designcriteria for correctivemeasures,and opinions andrecommendationscovering the adequacyof sites to bedeveloped.
(2) The investigationand subsequentreport shall becompleted and presented to the Commission by aprofessionalengineerregisteredin theStateof Idaho,andexperiencedand knowledgeablein the practice of soils

mechanics.
(3) Recommendationsincluded in the report and

approvedby the engineershall be incorporatedinto thedesignplan or specifications.
(4) Any area which presents one or more of the

following limiting factors shall not be subjected to
development unless the engineer can demonstrateconclusivelyto the Commissionthattheselimitations can
beovercomein sucha mannerasto preventhazardto life,
hazardto property,adverseaffectson the safety,use,or
stability of a public way or drainagechannel,andadverseimpact on the naturalenvironment:

• Watertablewithin six feet of thesurfaceat any time
of the year;

• Natural slopesgreaterthan 15 per cent;
• Soils with a high shrink-swellpotential.
• Soils with a unified classification of (unstablesoil

types].

GeologyReport
(1) Any area proposed for development shall be

investigatedto determineits geological characteristics,
and a geology report shall be submitted with every
application. This report shall include an adequate
description,as definedby theCommission,of thegeology
of the site, conclusionsand recommendationsregarding
the effect of geologic conditions on the proposed
development,andopinionsandrecommendationscovering
the adequacyof sites to be developed.

(2) The investigation and subsequentreport shall be
completed and presented to the Commission by a
professionalgeologistregisteredin theStateof Idahoand
experienced and knowledgeable in the practice of
engineeringgeology;

(3) Any area in which the investigation indicates
geologicalhazardsshall not be subjectedto development
unlessthe geologistcan demonstrateconclusivelyto the
Commissionthat thesehazardscanbeovercomein sucha
manneras to preventhazardto life or limb, hazard to
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property,adverseaffectson the safety,use,or stability of

a public way or drainagechannel,and adverseimpact on

the naturalenvironment.

Hydrology Report

(1) Any area proposed for development shall be

investigatedto determineits hydrologicalcharacteristics,

and a hydrology report shall be submitted with every

application. This report shall include an adequate

description, as defined by the Commission, of the

hydrology of the site, conclusionsand recommendations

regarding the effect of hydrologic conditions on the

proposeddevelopment,and opinions and recommenda

tions coveringthe adequacyof sitesto be developed.

(2) The investigationand subsequentreport shall be

completedandpresentedto theCommissionby a qualified

J registeredprofessional,experiencedandknowledgeablein

j the science of hydrology and in the techniques of

hydrologic investigation.

(3) Any area in which the investigation indicates

hydrological hazards shall not be subjected to

development unless the developer can demonstrate

conclusivelyto the Commissionthat thesehazardsto life

or limb, hazardto property,adverseaffectson thesafety,

J useof stability of a public way or drainagechannel,and

adverseimpact on the naturalenvironment.

(4) Flood frequency curves shall be provided for the

areaproposedfor development.
In addition to information on soils, geology, and

hydrology, anotherincreasinglycommon requirementis

for a surveyof existingvegetativecoverandhow it will be

altered.This is particularly important in wooded areas

where trees and shrubs serve so many environmental

functions. The purposeof this requirementis to ensure

that the vegetativecover is retained to the maximum

1. Charles A. Yelverton, “The Role of Local
Governments in Urban Geology,” in Environmental

Planning

and Geology in the Urban Environment, ed.
Donald R. Nichols and CatherineC. Campbell(Washing
ton, D.C.: U.S. GovernmentPrinting Office, 1971), pp.
80—81.

9 2. Livingston and Blayney, Inc., “Public Costs Are
Expensivein Hillside Areas,” Foothills Environmental

Design Study, Report No. 3 to the City of Palo Alto,
California (Palo Alto: City of Palo Alto Planning
Department,May 1970). Indeed,thereportconcludesthat
“over a 20-yearperiodthecumulativecostof city purchase

feasibleextent.Sinceit is oftenthecasethattheprocessof
developmentis much easierand less expensivewith the
absenceof treesandothervegetation,a vegetationsurvey
enableslocal jurisdictionsto evaluatethepositive features

of the site more fully. In this way, importantcommunity
resourcescan be preserved.

DATA NEEDSAND TECHNICAL ASSISTANCE
Data needsfor hillsides can be broken down into the

following: soil type, topography(degreeof slope),geologic
hazards,and hydrology.

Soil type anddegreeof slopeare the major factorsthat
determinethe potentialfor erosionon a hillside. The SCS
soil surveymapsavailablefor manycountiesindicateboth
the slopeand soil type and classifythe land accordingto
its usesuitability. Althoughthis classificationof land into
management groups is primarily concerned with
agriculturaluse,the mapsdo indicatethe soils andslopes
that shouldbe left to naturalcover and wildlife use. The
SCS surveysare available through local SCS agencies.
(SeePart2, Chapter3.)

In someareasof thecountryseismiczones,slumps,and
slides are common. The stategeological survey or the
USGScan help you find out if your communityhas any

hazards associated with it. The geological survey

hydrologistscanalsoanalyzethe relationshipof a hillside
to the watershed.(SeePart2, Chapter3.)

The vegetationof a hillside may representa unique
community; a north-facing slope may support plant

speciesusualiyfoundmuchfarthernorth,or a prairiemay
occuron a southernslope. A plant andwildlife inventory

by the SCS,CooperativeExtensionService,or statewild
life people might be useful in determiningthe value of
plant communitieson the hillsides. (See Part 2, Chapter
3.)

of all landwould be lessthanthepublic cost for residential
developmentaveragingtwo or four units per acre. . .

(p. 51).
3. Don J. Easterbrook,Principles of Geomorphology

(New York: McGraw-Hill, 1969), p. 225.
4. Easterbrook,p. 227.
5. For further readingon mass land movement and

componentsof slopestability, seeEasterbrook,Chapter2.

6. For a moredetailedconsiderationof erosion,typesof
erosion, and processesinvolved, see Hugh Hammon
Bennett, Soil Conservation (New York: McGraw-Hill,
1939), Chapter9.

NOTES
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Appeflaix I.)

PROPOSEDHILLSIDE DEVELOPMENT REQUIREMENTS

PURPOSE

The purposeof theserequirementsshall not be to precludedevelopmentbut
to ensurethat developmentenhancesrather than detractsfrom or ignores the
natural topography,resources,and amenitiesof the hillsides. To this end, the
following points shall serve as a basis for evaluatingall hillside development
proposals:

All developmentproposalsshall strive for maximum retentionof the natural
morphological featuresand qualities of the site, and developmentshall seek to
enhancethesenatural featuresand qualities.

All developmentproposalsshall take into account and shall be judged by
the applicationof current understandingof land—useplanning, soil mechanics,
hydrology, civil engineering,environmentaland civic design, architecture,and
landscapearchitecturein hill areas. Such current understandingincludes but
is not limited to:

(1) Planning of developmentto fit the topography,soils, hydrology, and
other conditions existing on the proposedsite;

(2) Orienting developmentto the site so that grading and other site prep
aration is kept to an absoluteminimum;

(3) Shapingof essentialgrading to compliment the natural land forms and
prohibiting all successivepad4ing and/or terracingof building sites;

(4) Developing large tracts in workable units on which constructioncanbe completedwithin one constructionseasonso that large areasare not left
bare and exposedduring the winter—spring runoff period;

(5) Accomplishing all paving as rapidly as possibleafter grading;

(6) Allocating to open spaceand recreationuses those areasnot wellsuited to development,as evidencedby competentsoils, and hydrology investi
gations and reports;

(7) Landscapingof areasaround structures,and blending them with the
natural landscape;

(8) Placement,grouping, and shapingof man—madestructuresto complementone anotherand the natural landscape,providing visual interest, and creatinga “senseof place” within the development;

(9) Demonstratinga concernfor the view of the hills as well as the viewfrom the hills; —

(10) Use of a variety of housing types in residentialareasto permitsteep slopes,wooded areas,and areasof special scenicbeauty to be preservedas scenic easements,through the use of density transfers;such.alternatives
may include attacheddwellings, condominiums,residentialclusters,and groupsof various housing types.



(11) Special considerationin the design of such visual elementsas
street lighting, fences, sidewalks, pathways, and other street furniture to
enablemaximum identity and uniquenessof characterto be built into each
development;

(12) Minimizing disruption of existing plant and animal life.

SPECIAL REQUIREMENTS AND DESIGN STANDARDS

Developer’s Engineer

To ensure the necessarycoordinationof manpower and technicaldata, the
developershall retain a professionalengineerto serve as the project engineer.

It shall be the responsibilityof the project engineer: to preparea
grading plan; to incorporateinto the grading plan all recoendationscontained
in the soils and hydrology reports; to inspect and certify all grading operations
within his area of technical specialty; to act as coordinatingagent if the need
arisesfor liaison betweenother professionals,the developer,and the Planning
Board; to prepareany revisedplans and to submit to the Planning Board as—graded
grading plans upon the completionof the plan.

Prior to and during grading operations,all necessaryreports, compaction
data, soils, and hydrology recommendationsshall be submitted to the projectengineerwho shall provide copies to the Planning Board.

If, in the courseof fulfilling their responsibilities,the project en
gineer, soils engineer,or hydrologist discoversthat the work is being accom—
pushedto a substantiallylesserstandardthan required by this ordinanceor
by the approved final grading plan, the discrepancy,if not correctedwithin a
reasonabletime, shall be reported immediately, in writing, to the project
engineerand to the Planning Board. Recommendationsfor correctivemeasures,if applicable,shall be submitted.

If the developer’sengineer, the soils engineer,or the hydrologist of
record is changedduring the courseof the work, the work shall be stopped
until the replacementhas agreedto accept the responsibility for certification
of the work within the areaof his technical competance.

Soils Report

Any areaproposedfor developmentshall be investigatedto determinethesoil characteristics,and a soils engineeringreport shall be submittedwith
every application. This report shall include data regarding the nature, distribution, and strengthof existing soils, conclusionsand recommendationsforgrading procedures,design criteria for correctivemeasures,and opinions andrecommendationscovering the adequacyof sites to be developed.

The investigationand subsequentreport shall be completedand presentedto the Planning Board by a professionalengineerexperiencedand knowledgeablein the practiceof soils mechanics.



Recommendationsincluded in the report and approvedby the engineershall
be incorporatedinto the design plan or specifications.

Any areawhich presentsone or more of the following limiting factors
shall not be subjectedto developmentunless the engineercan demonstratecon
clusively to the Planning Board that theselimitations can be overcomein such
a manner as to prevent hazard to life, hazard to property, adverseaffects on
the safety, use, or stability of a public way or drainagechannel, and adverse
impact on the natural environment:

(1) Water table within six feet of the surfaceat any time of the year;

(2) Natural slopes greaterthan 15 per cent;

(3) Soils with a high shrink—swell potential, that is, soils where the
coefficient of linear extensibility is equal to or greater than 0.06, or where
the PotentialVolume Change (as used by the FederalHousing Administration) is
equal to or greaterthan 4; (Note: to be determinedby Village Engineer)

(4) Soils with a Unified classification. (Note: to be determinedby
Village Engineer)

Hydrology Report

Any areaproposedfor developmentshall be investigatedto determineits
hydrological characteristics,and a hydrology report shall be submittedwith
every application. This report shall include an adequatedescription,as
defined by the Planning Board, of the hydrology of the site, conclusionsand
recommendationsregardingthe effect of hydrologic conditions on the proposed
development,and options and recommendationscovering the adequacyof sites
to be developed.

The investigationand subsequentreport shall be completedand presentedto the Planning Board by a qualified registeredprofessionalexperiencedand
knowledgeablein the scienceof hydrology and in the techniquesof hydrologic
investigation.

Any area in which the investigationindicateshydrological hazardsshallnot be subjectedto developmentunless the developercan demonstrateconclusively to the PlanningBoard that thesehazardscan be overcome in such amanner as to prevent hazard to life or limb, hazard to property, adverseaffects on the safety, use or stability of a public way or drainagechannel,and adverseimpact on the natural environment.

Hydrologic Controls

If the developercan demonstrateconclusively to the Planning Board thatany of the following requirements...arenot necessaryin the proposed•subdi—vision and that the omission of such requirement(s)would not result in hazardto life or limb, hazard to property, adverseaffects on safety, use, or stabil—ity of a public way or drainagechannel, or adverseimpact on the naturalJ environment, the commissionmay waive thoseparticular requirements.



(1) InterCeptorditches shall be establishedabove all cut/fill slopes
and the interceptedwater conveyed to a stablechannelor natural drainageway
with adequatecapacity;

(2) Curb, gutter, and pavementdesignshall be such that water on roadways is preventedfrom flowing off the roadway in an uncontrolledfashion;

(3) Natural drainagewaysshall be riprappedor otherwisestabilizedbelow drainageand culvert dischargepoints for a distancesufficient to conveythe dischargewithout channelerosion;

(4) Runoff from areasof concentratedimpervious cover (e.g. roofs, driveways, roads) shall be collected and transportedto drainagestructureswith sufficient capacity to accept the dischargewithout undue erosion;

(5) Waste material from construction,including soil and other solidmaterials, shall not be depositedwithin natural drainageways;

(6) Drainagewaysor hydrologically relatedstructuresin major waterways(major waterwaysdefined as draining an areaof 10 acresor more) shall bedesignedfor the 100—year exceedanceinterval; in minor waterways (minor waterways defined as draining an areaof less than 10 acres) they shall be designedfor the 25—year exceedanceinterval;

(7) With the exceptionof unavoidableroad crossings,approveddrainagestructures,recreationand open spaceuseswhich do not involve the destructionof vegetal cover, developmentshall not be prohibited within the 100—year ex—ceedenceinterval for major waterways, and the 25—year exceedenceinterval forminor waterways;

(8) Sedimentcatchmentponds shall be constructedand maintaineddownstreamfrom each development,unless sedimentretention facilities are otherwise provided;

(9) The overall drainagesystemshall be completedand made operationalat the earliestpossible time during construction;

(10) Alterations of major drainagewaysshall be prohibited except forapprovedroad crossingsand drainagestructures;

(11) Natural or improved open channeldrainagewaysshall be preservedorprovided for in major waterways. Only minor waterwaysshall be permitted tobe enclosedin conduits, except for road crossings;

(12) The commissionshall reservethe right to install hydrological measuring devices in drainagewayswithin any development,at public expense.

Grading

A grading plan shall be submittedwith each applicationand shall includethe following information:.

(1) All information requiredby this ordinance;

(2) Details and contours, at an acceptablecontour interval, of property;



(3) Details of terrain and area drainage;

O (4) Location of any existing buildings or structureson the property
where the work is to be performed, the location of any existing buildings or
structureson land of adjacentowners which are within 100 feet of the prop
erty or which may be affectedby the proposedgrading operations,and proposed
or approximatelocations of structuresrelative to adjoining topography;

(5) The direction of drainageflow and the approximategrade of all
streets (not to be construedas a requirementfor final streetdesign);

(6) Limiting dimensions,elevations,or finish contours to be achieved
by the grading, including all cut and fill slopes,proposeddrainagechannels
and structures,and relatedconstruction;

(7) Detailed plans and locations of all surfaceand subsurfacedrainage
devices,walls, dams, sedimentbasins, storagereservoirs,and other protective
devices to be constructedwith, or as a part of, the proposedwork, together
with a map showing drainagearea, the complete drainagenetwork, including out
fall lines and natural drainagewayswhich may be affectedby the proposeddevel
opment, and the estimatedrunoff of the area servedby the drains;

(8) A descriptionof methods to be employed in disposingof soil and
other material that is removed from the grading site, including the location
of the disposalsite;

(9) A scheduleshowing when each stageof the project will be completed,
including the total areaof soil surfacewhich is to be disturbedduring each
stage, and estimatedstarting and completiondates; the scheduleshall be drawn

fl up to limit to the shortestpossibleperiod the time that soil is exposedand
U unprotected. In no event shall the existing (“natural”) vegetationground cover

be destroyed,removed, or disturbedmore than 15 days prior to grading or con
struction of required improvements.

The grading plan shall be preparedby a professionalengineer, land surveyor, or landscapearchitect.

The Planning Board may require that grading operationsand/or project
designsbe modified if delays occur which incur weather—generatedproblems
not consideredat the time approvalwas granted.

The PlanningBoard may require on—site inspectionsat any point duringthe developmentperiod to ascertaincompliancewith the approvedgrading planand the applicableprovisions of theseregulations.

DEVELOPMENT STANDARDS

This sectionshall apply to all constructionother than roadways.

No grading, filling, clearing, or excavationof any kind shall be initiateduntil the final grading plan is formaily approvedby the Planning Board.

Fill areasshall be preparedby removing organic material, such as vegetation and rubbish, and other materialwhich is determinedby the village engineer



to be detrimental to proper compactionor otherwisenot conducive to stability;
no rock or similar irreduciblematerialwith a maximum density greater than
eight inches shall be used as fill material in fills that are intended to pro
vide structuralstrength.

All retainingwalls or facings with a total vertical projection in excessof three feet and associatedwith cut- or fill surfacesshall be designedasstructuralmemberskeyed into stable foundationsand capableof sustainingthedesign loads.

If the developercan demonstrateconclusively to the planning board thatany of the following requirementsare not necessaryin the proposedsubdivisionand that the omission of such requirementswould not result in hazard to lifeor limb, hazard to property, adverseeffects on the safety, use, or stabilityof a public way or drainagechannel, or adverseimpact on the natural environment, the planning board may waive thoseparticular requirements.

Fills shall be compactedto at least 95 per cent of maximum density, asdeterminedby AASHO T99 and/or ASTM D698.

Natural or constructedslopes in excessof 15 per cent shall not be subjected to development.

Cut slopes shall be no steeperthan two horizontal to one vertical; subsurfacedrainageshall be provided as necessaryfor stability.

Fill slopes shall be no steeperthan two horizontal to one vertical; fillslopesshall not be located on natural slopes 2:1 or steeper,or where fillslope toes out within 12 feet horizontally of the top of an existing or plannedcut slope.

Tops and toes of cut and fill slopes shall be set back from propertyboundariesa distanceof three feet plus one—fifth of the height of the cutor fill, but need not exceeda horizontal distanceof 10 feet; tops and toesof cut and fill slopesshall be set back from structuresa distanceof sixfeet plus one—fifth the height of the cut or fill, but not exceeding10 feet;

Borrowing for fill shall be prohibited unless the material is obtainedfrom a cut permitted under an approvedgrading plan obtained for some purposeother than to produce fill material, or imported from outside the Village ofNorthport.

ROADWAYS

Village of Northport standardsshall apply to all roackaysconstructedunder this ordinancewith certain additions and modifications, as follows:

(1) No grading, filling, clearing, or excavationof any kind shall beinitiated until the final roadway grading plan is formally approvedby theVillage Engineer, Highway Superintendent,and PlanningBoard.



(2) Fill areasshall be preparedby removing organic material, such as
vegetationand rubbish, and any other material which is determinedby the vii—
lage engineerto be detrimental to proper compactionor otherwisenot conducive
to stability;

(3) All retainingwalls or facings with a total vertical projection inexcessof three feet and associatedwith cut or fill surfacesshall be designedas structuralmemberskeyed into stable foundationsand capableof sustainingthe design loads;

(4) Borrowing for fill shall be prohibited unless the material is obtainedfrom a cut permitted under an approvedgrading plan, or imported from outsidethe Village of Northport;

(5) Roads shall be designedto createthe minimum feasibleamount of landcoverageand the minimum feasibledisturbanceto the soil;

(6) Existing vegetationof the deep—rootedperennialvariety shall bepreservedto the greatestextent possible in the location of roads. Road alignment shouldllow natural terrain and no unnecessarycuts or fills shall beallowed in order to createadditional lots or building sites.

(7) Variations in rights—of—way standardsshall be permitted to preventthe dedicationof unnecessarilylarge parcelsof land;

(8) Variations in road designand road constructionshall be permittedin order to keep grading and cut—fill slopes to a minimum;

(9) Roads shall not exceed two laneswith a traveledway which shall notexceed 34 feet in width, exclusive of onstreetparallel parking bays...

(10) One—way streetsshall be permitted and encouragedwhere appropriatefor the terrain and where public safetywould not be jeopardized. The traveledway shall not exceed16 feet in width, exclusive of on—streetparallel parkingJ bays...;

(11) The width of the gradedsectionshall extend three feet beyond thecurb back or edge of pavementon both the cut and fill sides of the roadway.If sidewalk is to be installedparallel to the roadway, the graded sectionshall be increasedby the width of the widewalk plus one foot beyond the curbback;

(12) Standardvertical curb (six inches) and gutter shall be installedalong both sides•of all paved roadways;

(13) A pedestrian—wayplan shall be required in all developments. Thelocation and design shall require the approval of the Planning Board.

If the developercan demonstrateconclusively to the Planning Board thatany of the following requirementsare not necessaryin the proposedsubdivisionand that the omission of such requirementswould not result in hazard to lifeor limb, hazard to property, adverseaffects on the safety, use, or stabilityof a public way or drainagechannel,or adverseimpact on the natural environment, the Planning Board may waive thoseparticular requirements:



(14) Natural slopes in excessof 15 per cent shall not be subject to
development;

(15) Cut slopes shall be no steeperthan two horizontal to one vertical;subsurfacedrainageshall be provided as necessaryfor stability;

(16) The maximum horizontal distanceof disturbedsoil surfaceshall notexceed 75 feet;

(17) Fill slopes shall be no steeperthan two horizontal to one vertical;fill slopes shall not be located on natural slopes steeperthan 2:1 or wherefill slope toes out within 12 feet horizontally of the top of an existing orplanned cut slope;

(18) Tops and toes of cut and fill slopes shall be set back from buildings a horizontal distanceof six feet plus one—fifth the height of the cutof fill, but need not exceed10 feet;

(19) Fills shall be compactedto at least 95 per cent of maximum density,as determinedby AASHO T99 or ASTM D698;

(20) All slopeswhich are stabilizedby mechanicalor chemical restraintsshall be adaptedto conform to the surroundingterrain and shall be given properaesthetictreatment.

DRIVEWAYS AND OTHER PARKING

Combinationsof collective private driveways, cluster parking areas,andon—streetparallel parking bays shall be used to attempt to optimize the objectives of minimum soil disturbance,minimum impervious cover, excellenceofdesign, and aestheticsensitivity.

Collective private driveways shall be encouragedwhere their usewillresult in better building sites and lesseramounts of land coveragethan wouldresult if a public road were required.

Cluster parking areasshall be encouragedwhere considerationsof terrainor aestheticquality would reduce the desirability of collective driveways orcluster parking.

VEGETATION AND REVEGETATION

The developershall submit a slope stabilizationand revegetationplanwhich shall include a completedescriptionof the existing vegetation, thej vegetationto be removed and the method of disposal, the vegetationto beplanted,and slope stabilizationmeasuresto be installed. The plan shall
-,

include an analysisof the environmentaleffects of such operations,includ—J ing the effects of such operations,including effects on slope stability,soil erosion,.water quality, and fish and wildlife.



The revegetationand slope stabilizationplan shall be submittedwith
the grading plan.

Vegetationshall be removed only when absolutelynecessary,e.g., for
buildings, filled areas,roads.

Every effort shall be made to conservetopsoil which is removed during
constructionfor later use on areasrequiring vegetationor landscaping,
e.g., cut and fill slopes.

Vegetationsufficient to stabilize the soil shall be establishedon all
disturbedareasas each stageof grading is completed. Areas not contained
within lot boundariesshall be protectedwith an acceptablespecies.ofper
ennial vegetal cover after all constructionis completed....

New plantings shall be protectedwith organic cover.

All disturbedsoil surfacesshall be stabilizedor coveredprior: to the
first day of December. If the planned impervious surfaces(e.g., roads, drive
ways, etc.) cannot be establishedprior to December1, a temporary treatment
adequateto prevent erosion shall be installed on those surfaces.

Constructionshall be scheduledto minimize soil disturbancebetweenthe
first day of Decemberand the fifteenth day of April.

The developershall be fully responsiblefor any destruction.ofnhtive
vegetationproposedfor retention. He shall carry the responsibilityboth
for his own employeesand for all subcontractorsfrom the first day of constructionuntil the notice of completion is filed. The developershall beresponsiblefor replacing such destroyedvegetation.

The use of qualified personnelexperiencedand knowledgeablein thepracticeof revegetationshall be required.

MAINTENANCE

The owner of any private property on which grading or other work has beenperformedpursuantto a grading plan approvedor a building permit grantedunder the provisions of this ordinanceshall continuouslymaintain and repairall graded surfacesand erosionpreventiondevices, retainingwalls, drainagestructuresor means, and other protectivedevices,plantings, and ground cover installed or completed.

UTILITIES

All new serviceutilities, both on—site and off—site, shall be placedunderground.

OBJECTS OF ANTIQUITY

No grading, filling, clearing of vegetation,operationof equipment,ordisturbanceof the soil shall take place in areaswhere any historic or prehistoric ruins or monuments,objects of antiquity, or landmarksor monuments



are present. The grading plan shall indicate all such areason the site and
shall indicate the measuresthat will be taken to protect such areas.

wheneverduring excavationthere are uncoveredor become apparentany
historic or prehistoric ruins or monuments,or objects of antiquity, or land
marks or monumentsnot previously accountedfor in the grading plan, all work
in the immediatearea shall ceaseuntil it shall be determinedwhat precautions
should be taken to preservethe historic artifacts.

REQUEST FOR WAIVER OR REQUIREMENTS

If the developerintends to requestwaiver of any of the provisions of
[this] section, he must submit his request in writing, with his grading plan.
The requestshall itemize each requirementfor which a waiver is sought and
shall state the reason(s)for which eachwaiver is requested.



Appendix D (Cont/d)

PROPOSEDHILLSIDE PROTECTIONORDINANCE
OF BOISE, IDAHO

PURPOSE
The purposeof this ordinanceshall not be to preclude

developmentbut to ensure that developmentenhances
rather than detracts from or ignores the natural
topography,resources,and amenitiesof the hillsides. To
this end, the following points shall serve as a basis for
evaluatingall hillside developmentproposals:

All developmentproposalsshall strive for maximum
retention of the natural morphological features and

qualities of the site, and development shall seek to
J enhancethesenatural featuresand qualities.

All developmentproposalsshall take into accountand

U
shall be judged by the application of current
understandingof land-use planning, soil mechanics,
engineering geology, hydrology, civil, engineering,
environmental and civic design, architecture, and
landscape architecture in hill areas. Such current
understandingincludesbut is not limited to:

(1) Planning of developmentto fit the topography,
soils, geology,hydrology,andotherconditionsexistingon
the proposedsite;

(2) Orienting developmentto the site so that grading
andothersitepreparationis kept to anabsoluteminimum;

j
(3) Shaping of essentialgrading to compliment the

naturalland forms andprohibiting all successivepadding
and/orterracingof building sites;

(4) Developinglarge tractsin workableunits on which
constructioncan be completed within one construction
seasonso that large areasare not left bare and exposed
during the winter-springrunoff period;

(5) Accomplishing all paving as rapidly as possible
1 after grading;
J (6) Allocating to openspaceand recreationusesthose

areasnot well suited to development,as evidencedby
competentsoils, geology, and hydrology investigations
and reports;

(7) Landscaping of areas around structures, and
blendingthem with the naturallandscape;

(8) Placement,grouping, and shaping of man.made
J structuresto complementone another and the natural

landscape,providingvisual interest,andcreatinga “sense
of place” within the development;

(9) Demonstratinga concernfor the view of the hills
J as well as the view from the hills;

(10) Use of a variety of housing types in residential
areasto permit steepslopes,woodedareas,and areasof
specialscenicbeautyto be preservedas sceniceasements,
through the use of density transfers;such alternatives
may include attached dwellings, apartments and
condominiums,residentialclusters,andgroupsof various

J housingtypes;
(11) Specialconsiderationin the designof suchvisual

elementsas streetlighting, fences,sidewalks,pathways,
andotherstreetfurniture to enablemaximumidentity and

J uniquenessof characterto be built into eachdevelopment;
(12) Minimizing disruptionof existingplantandanimal

life.

SPECIAL REQUIREMENTSAND DESIGN
STANDARDS

Project Engineer
To ensurethe necessarycoordinationof manpowerand

technical data, the developershall retain a professional
engineerregisteredin the stateof Idaho, to serveas the
projectengineer.

It shall be the responsibilityof the project engineer:to
preparea grading plan; to incorporateinto the grading
plan all recommendationscontainedin the soils, geology,
and hydrology reports; to inspectand certify all grading
operationswithin his areaof technicalspecialty;to act as
coordinatingagent if the needarises for liaison between
otherprofessionals,thedeveloper,andthe commission;to
prepareany revisedplansandto submitto thecommission
as-gradedgradingplansupon the completionof the plan.

Prior to and during grading operations,all necessary
reports, compactiondata, soils, geology and hydrology
recommendationsshall be submitted to the project
engineerand to the commission.

If, in the courseof fulfilling their responsibilities,the
projectengineer,soils engineer,geologist, or hydrologist
discovers that the work is being accomplishedto a
substantially lesser standard than required by this
ordinanceor by the approved final grading plan, the
discrepancy,if not correctedwithin a reasonabletime,
shall be reportedimmediately, in writing, to the project
engineerand to the commission.Recommendationsfor
correctivemeasures,if applicable,shall be submitted.

If theprojectengineer,the soils engineer,thegeologist,
or thehydrologistof recordis changedduringthecourseof
the work, thework shall bestoppeduntil the replacement
hasagreedto acceptthe responsibilityfor certificationof
the work within the areaof his technicalcornpetance.

Soils Report
Any area proposed for development shall be

investigatedto determinethe soil characteristics,and a
soils engineeringreport shall be submitted with every
application. This report shall include data regardingthe
nature, distribution, and strength of existing soils,
conclusionsand recommendationsfor gradingprocedures,
designcriteria for correctivemeasures,and opinions and
recommendationscovering the adequacyof sites to be
developed.

The investigation and subsequentreport shall be
completed and presented to the commission by a
professionalengineerregisteredin the stateof Idaho arid
experiencedand knowledgeablein the practice of soils
mechanics.

Recommendationsincluded in the reportand approved
by the engineershall be incorporatedinto the designplan
or specifications.

Any area which presentsone or more of the following
limiting factors shall not be subjectedto development.
unlessthe engineercan demonstrateconclusively to the
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commission that these limitations can be overcome in

‘ such a manneras to prevent hazard to life, hazard to

Li propertY.adverseaffectson the safety,use,or stability of

a public way or drainagechannel,and adverseimpacton

the naturalenvironment:

(1) Watertablewithin six feetof thesurfaceat any time

of the year;
(2) Natural slopesgreaterthan 15 per cent;
(3) Soils with a high shrink-swellpotential,that is, soils

where the coefficientof linear extensibility is equal to or

U greaterthan0.06, or where the PotentialVolume Change

(as usedby the FederalHousingAdministration) is equal

‘] to or greaterthan 4;

Li (4) Soils with a Unified classificationof CH, MH, OL,

OH, or PT.

Geology Report
Any area proposed for development shall be

investigatedto determineits geological characteristics,

and a geology report shall be submitted with every
application. This report shall include an adequate

Li description,asdefinedby the commission,of the geology
of the site, conclusionsand recommendationsregarding
the effect of geologic conditions on the proposed
development,and opinions and recommendationsof the
adequacyof the sitest be developed.

- The investigation and subsequentreport shall be
completed and presented to the commissioh by a
professionalgeologistregisteredin the stateof Idaho and
experienced and knowledgeable in the practice of

U
engineeringgeology.

Any areain which the investigationindicatesgeological
hazardsshall not be subjectedto developmentunlessthe
geologistcandemonstrateconclusivelyto the commission

U
that thesehazardscanbeovercomein sucha manneras to
preventhazardto life or limb, hazardto property,adverse
effectson the safety,use,or stability of a public way or
drainage channel, and adverse impact on the natural
environment.

Hydrology Report
Any area proposed for development shall be

investigatedto determineits hydrologicalcharacteristics,
and a hydrology report shall be submitted with every
application. This report shall include an adequate
description, as defined by the commission, of the
hydrology of the site, conclusionsand recommendations

Li regarding the effect of hydrologic conditions on the
proposeddevelopment,andoptionsandrecommendations

U
coveringthe adequacyof sites to be developed.

The investigation and subsequentreport shall be
completedandpresentedto thecommissionby a qualified
registeredprofessionalexperiencedand knowledgeablein

[ the science of hydrology and in the techniques of

J hydrologic investigation.
Any area in which the investigation indicates

hydrological hazards shall not be subjected to

I development unless the developer can demonstrate
J conclusivelyto the commissionthat thesehazardscan be

overcomein sucha manneras to preventhazardto life or

U
limb, hazard to property, adverseaffects on the safety,
useor stability of a public way or drainagechannel,and

adverseimpact on the naturalenvironment.
Flood frequencycurvesshall be provided for the area

proposedfor development.

Hydrologic Controls
If the developercan demonstrateconclusively to the

commission that any of, the following require.
ments . . . arenot necessaryin the proposedsubdivision
and that the omission of such requirement(s)would not
resultin hazardto life or limb, hazardto property,adverse
sffects on safety, use, or stability of a public way or
drainage channel, or adverse impact on the natural
environment;the commissionmay waive thoseparticular
requirements.

(1) Interceptorditches shall be establishedabove all
cut/fill slopesand the interceptedwater conveyedto a
stable channel or natural drainageway with adequate
capacity;

(2) Curb, gutter, and pavementdesign shall be such
that wateron roadwaysis preventedfrom flowing off the
roadwayin an uncontrolledfashion;

(3) Natural drainageways shall be riprapped or
otherwisestabilizedbelow drainageandculvert discharge
points for a distancesufficient to convey the discharge
without channelerosion;

(4) Runoff from areasof concentratedimperviouscover
(e.g., roofs, jlriveways, roads) shall be collected and
transportedto a naturaldrainagewith sufficient capacity
to acceptthe dischargewithout undueerosion;

(5) Waste material from construction, including soil
andothersolid materials,shall not bedepositedwithin the
100-yearfloodplain;

(6) Drainagewaysor hydrologically related structures
in majorwaterways(major waterwaysdefinedasdraining
an area of 10 acres or more) shall be designedfor the
100-yearexceedanceinterval; in minor waterways(minor
waterwaysdefined as draining an area of less than 10
acres) they shall be designedfor the 25-yearexceedance
interval;

(7) With the exceptionof unavoidableroad crossings,
approveddrainagestructures,recreationand open space
useswhich do not involve thedestructionof vegetalcover,
developmentshall not be prohibited within the 100-year
exceedenceinterval floodplain for major waterways,and
the 25-year exceedenceinterval floodplain for minor
waterways;

(8) Sedimentcatchmentpondsshall be constructedand
maintaineddownstreamfrom each development,unless
sedimentretentionfacilities are otherwiseprovided;

(9) Theoverall drainagesystemshall be completedand
made operational at the earliest possible time during
construction;

(10) Alterations of major drainageways shall be
prohibited except for approved road crossings and
drainagestructures;

(11) Natural or improved open channel drainageways
shall be preservedor provided for in major waterways.

Only minor waterwaysshall be permittedto be enclosedin
conduits,exceptfor road crossings;

(12) The commissionshall reservethe right to install
hdrologica) measuringdevices in drainagewayswithin
any development,at public expense.
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Grading
A gradingplan shall be submittedwith eachapplication

and shall include the following information:
(1) All information requiredby this ordinance:
(2) Details and contours (five-foot intervals) of

property;
(3) Details of terrainand areadrainage;
(4) Location of any existing buildings or structureson

the property where the work is to be performed, the
location of any existingbuildingsor structureson land of
adjacentownerswhich arewithin 100 feet of the property
or which may be affected by the proposed gradingoperations, and proposedor approximate locations of
structuresrelative to adjoining topography;

(5) The directionof drainageflow and the approximate
gradeof all streets(not to be construedas a requirement
for final streetdesign);

(6) Limiting dimensions,elevations,or finish contoursto be achievedby the grading, including all cut and fill
slopes, proposed drainage channels, and relatedconstruction;

(7) Detailed plans and locations of all surface andsubsurface drainage devices, walls, dams, sedimentbasins,storagereservoirs,andotherprotectivedevicestobe constructedwith, or as a part of, the proposedwork,togetherwith a mapshowingdrainagearea, the completedrainage network, including outfall lines and naturaldrainagewayswhich may be affected by the proposeddevelopment,and the estimatedrunoff of the areaservedby the drains:
(8) A description of methods to be employed indisposingof soil and other materialthat is removedfromthegradingsite, includingthe locationof thedisposalsite;(9) A scheduleshowingwhen eachstageof the projectwill be completed,including the total areaof soil surfacewhich is to be disturbedduringeachstage,and estimatedstartingandcompletiondates;thescheduleshallbe drawnup to limit to theshortestpossibleperiodthetime that soilis exposedand unprotected.In no eventshall the existing(“natural”) vegetation ground cover be destroyed,removed,or disturbedmorethan 15 daysprior to gradingor constructionof requiredimprovements.

The grading plan shall be preparedby a professionalengineerregisteredin the stateof Idaho who shall alsoserveas the overall projectengineer.
The commissionmay require that grading operationsand/orproject designsbe modified if delaysoccur whichincur weather-generatedproblemsnot consideredat thetime approvalwas granted.
The commissionmay requireon-siteinspectionsat anypoint during the development,period to ascertaincompliance with the approved grading plan and theapplicableprovisionsof this ordinance.

DEVELOPMENT STANDARDS
This sectionshall apply to all constructionother thanroadways.
No grading, filling, clearing, or excavationof any kindshall he initiated until the final gradingplan is formallyapprovedby the commission.
Fill areas shall be prep&red by removing organicmaterial, such as vegetation and rubbish, and other

material which is determinedby the soils engineerto bethtrin’iental to proper compaction or otherwise notconducive to stability: no rock or similar irreduciblematerial with a maximum density greater than eightinches shall be used as fill material in fills that areintendedto provide structuralstrength.
All retaining walls or facings with a total verticalprojectionin excessof threefeet andassociatedwith cut orfill surfacesshall bedesignedasstructuralmemberskeyedinto stable foundationsand capable of sustaining thedesign loads.
If the developercan demonstrateconclusively to thecommissionthatanyof the following requirementsarenotnecessary in the proposed subdivision and that theomissionof suchrequirementswould not result in hazardto life or limb, hazardto property,adverseeffectson thesafety, use, or stability of a public way or drainagechannel,or adverseimpact on the natural environment,the commissionmay waive thoseparticularrequirements.Fills shall be compactedto at least 95 per cent ofmaximumdensity,asdeterminedby AASHO T99 and/orASTM D698.

Natural or constructedslopesin excessof 15 per centshall not be subjectedto development.
Cut slopesshallbeno steeperthantwo horizontalto onevertical; subsurface drainage shall be provided asnecessaryfor stability.
Fill slopesshallbeno steeperthantwo horizontalto onevertical; fill slopesshall not be locatedon naturalslopes2:1 or steeper,or where fill slope toes out within 12 feethorizontallyof the top of an existingor plannedcut slope.Tops and toes of cut and fill slopesshall be set backfrom property boundariesa distanceof three feet plusone-fifthof theheightof thecut or fill, but neednot exceeda horizontaldistanceof 10 feet; topsandtoesof cut andfillslopesshall be set back from structuresa distanceof sixfeet plus one-fifth the height of the cut or fill, but notexceeding10 feet; -

Borrowingfor fill shall be prohibitedunlessthe materialis obtained from a cut permitted under an approvedgrading plan obtained for some purposeother than toproducefill material,or importedfrom outsidethe hillsideareaswithin Ada County.

ROADWAYS
Ada CountyHighway District standardsshall apply toall roadwaysconstructedunderthis ordinancewith certainadditionsand modifications,as follows:
(1) No grading, filling, clearing, or excavationof anykind shall be initiated until the final roadwaygradingplanis formally approvedby the Commission and the AdaCounty Highway District;
(2) Fill areasshall be preparedby removing organicmaterial, suchas vegetationand rubbish, and any othermaterial which is determinedby the soils engineerto bedetrimental to proper compaction or otherwise notconduciveto stability;
(3) All retaining walls or facings with a total verticalprojectionin excessof threefeetandassociatedwith cut orfill surfacesshall bedesignedasstructuralmemberskeyedinto stable foundations and capable of sustaining thedesignloads;144



4) Borrowing for fill shall be prohibited unless the
fl material is obtained from a cut permitted under an

J approved grading plan. or imported from outside the
hillside areaswithin Ada County;

(5) Roads shall be designedto create the minimum
fl feasible amount of land coverage and the minimum
Li feasibledisturbanceto the soil;

(6) Existing vegetationof the deep-rootedperennial
variety shall be preservedto the greatestextent possible
in the location of roads. Road alignment should follow
natural terrain and no unnecessarycuts or fills shall be
allowed in orderto createadditiQnallots or building sites;

(7) Variations in rights.of.way standards shall be
permittedto preventthe dedicationof unnecessarilylarge
parcelsof land;

(8) Variations in road design and road construction

U shall be permitted in order to keep grading and cut-fill
slopesto a minimum;

(9) Roads shall not exceedtwo laneswith a traveled

fl
way which shall not exceed32 feet in width, exclusiveof
onstreetparallel parkingbays.

(10) One-waystreetsshall bepermittedandencouraged
whereappropriatefor the terrain and wherepublic safety
would not be jeopardized.The traveled way shall not

U . exceed 16 feet in width, exclusive of on-streetparallel
parkingbays. . .

(11) The width of the gradedsectionshall extendthree
feetbeyondthecurbbackor edgeof pavementon both the
cut and fill sides of the roadway. If sidewalk is to be
installedparallel to the roadway,the gradedsectionshall
be increasedby the width of the sidewalk plus one foot
beyondthe curb back;

Li (12) Standardverticalcurb (six inches)andguttershall
be installedalong both sidesof all pavedroadways;

-] (13) A pedestrian.wayplan shall be required in all
developments.The location and design shall require the

Li approvalof the commissionand, where appropriate,the
Ada County Highway District;

If the developercan demonstrateconclusively to the
commissionand the Ada County Highway District that
any of the following requirementsarenot necessaryin the
proposed subdivision and that the omission of such
requirementswould not result in hazardto life or limb,

J hazardto property.adverseaffectson the safety,use,or
stability of a public way or drainagechannel,or adverse
impact on the naturalenvironment,the commissionmay
waive thoseparticularrequirements:

(14) Naturalslopesin excessof 15 percentshall not be
subjectedto development;

(15) Cut slopesshall be no teeperthan two horizontal
to one vertical: subsurfacedrainageshall be provided as
necessaryfor stability:

(16) Themaximumhorizontaldistanceof disturbedsoilsurfaceshall not exceed75 feet;
J (17) Fill slopesshall be no steeperthantwo horizontal

to one vertical: fill slopesshall not be locatedon natural
slopessteeperthan 2:1 or where fill slopetoesout within
12 feet horizontallyof the top of anexistingor plannedcut

- slope:
(18) Topsandtoesof cut andfill slopesshallbe setbackfrom buildings a horizontal distance of six feet plus

J one.fifth the height of the cut of fill, but need not

exceed10 feet:
(19) Fills shall be compactedto at least 95 per cent of

maximum density, as determinedby AASHO T99 or
ASTM D698;

(20) All slopes which are stabilized by mechanicalor
chemical restraintsshall be adaptedto conform to the
surroundingterrain and shall be given proper aesthetic
treatment.

DRIVEWAYS AND OTHER PARKING
Combinationsof collective private driveways, cluster

parkingareas,andonstreetparallelparkingbaysshall be
usedto attemptto optimizetheobjectivesof minimumsoil
disturbance,minimum impervious cover, excellence of
design,and aestheticsensitivity.

Collectiveprivatedrivewaysshall be encouragedwhere
their use will result in better building sites and lesser
amountsof land coveragethan would result if a public
road were required.

Cluster parking areas shall be encouragedwhere
considerationsof terrainor aestheticquality would reduce
the desirabilityof collectivedrivewaysor clusterparking.

VEGETATION AND REVEGETATION
The developershall submit a slope stabilization and

revegetation plan which shalL include a complete
descriptionof theexistingvegetation,thevegetationto be
removedand the methodof disposal,the vegetationto be
planted,and slopestabilizationmeasuresto be installed.
The plan shall include an analysisof the environmental
effects of such operations,including the effects of such
operations, including effects on slope stabifity, soil
erosion,water quality, and fish and wildlife.

The revegetationand slope stabilization plan shall be
submittedwith the gradingplan.

Vegetation shall be removed only when absolutely
necessary,e.g., for buildings, filled areas,roads.

Every effort shall be madeto conservetopsoil which is
removed during construction for later use on areas
requiring vegetationor landscaping,e.g., cut and fill
slopes.

Vegetation sufficient to stabilize the soil shall be
establishedon all disturbedareasas eachstageof grading
is completed.Areas not containedwithin lot boundaries
shall be protectedwith adapted,fire.resistantspeciesof
perennial vegetal cover after all construction is
completed.

New plantingsshall be protectedwith organiccover.
All disturbedsoil surfacesshall be stabilizedor covered

prior to the first day of December. If the planned
impervioussurfaces(e.g., roads,driveways,etc.) cannot
beestablishedprior to December1, a temporarytreatment
adequateto prevent erosion shall be installed on those
surfaces.

Construction shall be scheduled to minimize soil
disturbancebetweenthe first (lay of Decemberand the
fifteenth day of April.

The developer shall be fully responsible for any
destructionof native vegetationproposedfor retention.
lie shall carry the responsibility both for his own
employeesand for all subcontractorsfrom the first day of
constructionUntil the notice of completion is filed. The
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developershall be respOflSiL)lC for replacingsuchdestroyed
vegetation.

The use of qualified personnel experienced and
knowledgeablein the practice of revegetationshall be
re(Iuired.

MAINTENANCE
The ownerof any private propertyon which gradingor

otherwork hasbeenperformedpursuantto a gradingplan
approved or a building permit granted under the
provisionsof this ordinanceshall continuouslymaintain
and repair all graded surfaces and erosion prevention
devices, retaining walls, drainagestructuresor means,
andotherprotectivedevices,plantings,andgroundcover
installed or completed.

UTILITI ES
All new serviceutilities, both on-siteand off-site, shall

be placedunderground.

OBJECTSOF ANTIQUITY
No grading, filling, clearingof vegetation,operationof

equipment,or disturbanceof the soil shall take place in

areas where any historic or prehistoric ruins or
monuments,objectsof antiquity, or geologicallandmarks
or monumentsarepresent.Thegradingplan shall indicate
all such areason the site and shall indicatethe measures
that will be taken to protectsuch areas.The Idaho State
Ilistorical Society shall approvethe proposedprojection
nwasuresbefore the grading plan is approved.

Wheneverduring excavation there are uncovered or
lwcome apparent any historic or prehistoric ruins or
monuments, or objects of antiquity, or geological
landmarksor monumentsnot previouslyaccountedfor in
the grading plan, all work in the immediate area shaLl
cease until the Idaho State Historical Society shall
determinewhat precautionsshould be taken to preserve
the historic artifacts.

REQUESTFOR WAIVER OR REQUIREMENTS
If the developerintendsto requestwaiver of any of the

provisionsof [this I section,he mustsubmithis request,in
writing, with his gradingplan. The requestshall itemize•
eachrequirementfor which a waiver is soughtand shall
state the reason(s) for which each waiver is
requested.
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Appendix D (Cont/d)

§ 198-60 ZONING § 198.61

ARTICLE X
€p !es

[Added 12-21-76 by Ord. No. 76-ZC-66]

§ 198-60. Findings; purpose.

The Town Board hasfound that maintenanceandprotectionof
natural terrain and vegetation features is essential to the
protectionof the generalhealth, safetyand welfare, protectionof
environmentalbalance and maintenanceof aesthetic quality;
therefore, specific regulations for development and density
outside conventional zoning controls are needed in order to
protectthe health, safety and generalwelfare of the residentsof
the town. It is for this purposethat this Article is enactedto
establish appropriatesafekuardsand standardsto meet the
particularproblemsassociatedwith developmentof hillside areas
and to ensureproperand orderly developmentand not adversely
affect the site or adjoining area as a result of water runoff,
disruptionof naturalplant and treegrowth or soil movementnot
only during the time of constructionbut also thereafter,and
further to provide for a safe meansof ingress and egressof
vehicular and pedestriantraffic to and within the site and to
furnish required accessof emergencyvehicles thereto.

§ 198-61. Hillside developmentarea; requirements.

In any applications for subdivision approval of land in
residentialzoningdistrictsclassifiedR-20, R-15, R-10, R.7, R-5 or
R-RM, where the natural terrain of any parcel or any portion
thereofhasa naturalslopeof ten percent(10%) [a vertical rise of
ten (10) feet in a horizontaldistanceof one hundred(100) feet] or
greater, that parcel or that portion of the parcel shall be con
sideredto be in a hillside developmentarea.Whendetermininglot
design for subdivisionof land in the hillside developmentarea,
this Article shall govern, and the site shall be subject to the
following requirements:

A. Prior to PlanningBoard approvalof subdivisionplats, it
mustbe found thatall applicablemeasures,including those
indicated in the Subdivision Regulations, Erosion and
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§ 198-61 HUNTINGTON CODE § 198-63

SedimentControl Handbookof the Town of H’ntington,’
!‘e been ‘-:‘‘d :d n th
application drawings and plans for the purpose of con
trolling conditions during developmentof the site, including but not limited to the following:
(1) Provisionfor diverting, or containinganddischarging

to the ground, incoming storm runoff water, to be
establishedbef- clearing or earthmovingis begunand maintaine 1til final stabilization is completed.

(2) If any storm runoff water storageareaexists withinthe site, adequatestorageareasor drainagemeasureswill be providedbeforetheoriginal areasare renderedineffective.

(3) Capturestorageand rechargeof runoff from all newimpervious surfaces shall be provided forsimultaneouslywith the installation of these newimpervious surfaces.

B. The PlanningBoard will make the final determinationofaverageslope.

§ 198-62. Determinationof natural averageslope.
The natural averagegradeshall be measuredperpendiculartothenaturalcontourlines andshall be the resultof an averagingofmeasurementsmadeat approximatelytwenty-five-foot intervals.

§ 198-63. Determinationof numberof lots; lot sizes.
A. Procedureto determinethenumberof lots for that portionof the subdivisionwhich is not in a hillside developmentarea shall be in accordance with current zoningrequirementsand subdivision regulations.
B. Procedureto determinethe numberof lots which are in ahillside development area shall he determined bycalculating the natural average s!ope p:centageand

“ EdItor’i Note: SeeCh. ‘.202. SubdIvisionot Land; Site Improvement.
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§ 198-63 ZONING § 198-64

applying the Jot yield factor as shown in the following
table.

LOT YIELD FOR STEEP SLOPE AREAS
Natural Average Minimum Required Lot Yield
Slope Percentage Lot Area Lot Width Factor

Greater Less Than (squarefeet) (feet) Gross
Than (per acre)

10% 15% 10,000 100. 3.27
15% 20% 15,000 100 2.18
20% 25% 20,000 100 1.85
25% 1 acre 125 0.85

C. Thenumberof lots to be permittedin the subdivisionshall
be the total yield from the hillside developmentareaand
the flat area,if a flat areais determinedto exist. If thereis
no flat area, then the total numberof lots shall be those
yielded from the hillside developmentarea.

D. In no caseshall residentiallots -contain an arealess than
theminimum,requiredby the zoningdistrict in which such
lots are located, except in the case of a modified sub
division approvedby the Planning Board pursuant to
§ 281 of the Town Law.

E. The PlanningBoardmay recommendvariation of lot sizes
within the subdivisionin orderto adopta layout to special
conditions and to accomplish the intent of the hillside
developmentrequirements.

F. Eachapplicantin a hillside developmentareashall submit
a drawing indicating the propertyboundary,topography,
lot layout andcalculationof averageslopeto the Planning
Board for review prior to the submissionof a preliminary
application.

§ 198-64. Conflict with other regulations.

If any standardor requirementherein is in conflict with any
other ordinance, standard or requirement, the provisions
establishingthe more restrictive requirementsshall apply.
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§ 198.65 HUNTINGTON CODE § 198-66

§ 198-65. Notation to he addedto l3uflding Znne Maps.
Each sheetof the Building Zone Maps s!.all be amendedby

adding the following notations thereto: Special densityregulationsapply in thecaseof propertiesor parcelscharacterizedby steepslopesor irregularterrainfeatures.Theseregulationswillaffect the number of building lots which can be designed forpropertieswhereslopesexceedten percent(10%). Refer to ArticleIX of this chapterfor the methodof calculatingdensity in suchcases.
-

ARTICLE XI
Conditional Uses; Supplementary Regulations

§ 198-66. Conditional uses; special use permits.
A. The conditional uses listed in this Article possesscharacteristicsof a naturesuchas to requirespecialreviewand the applicationof specialstandardsbefore locating indistrictswherethey arenot permittedby right, in order toassurean orderly and harmoniousarrangementof landusesin the district and in the community.Suchusesmaybe permittedconditionallyby the Board of Appealsor theTown Board, as specified, after public hearing. A conditional useshallbe authorizedby a specialusepermit, andbefore suchpermit is issued,the appropriateBoard shallfind that the proposeduse:

(1) Will be properly located in.regardto transportation,watersupply,wastedisposal,fire protectionandother
facilities.

(2) Will not create undue traffic congestionor traffichazard.

(3) Will not adversely affect the value of property,
characterof the neighborhood or the pattern ofdevelopment.

(4) Will encouragean appropriateuse of land consistentwith the needsof the town.
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— Appendix D (Cont/d)

PLANNING

BOD

INCORPORATED VILLAGE OF NORTHPOR

£
STEEP SLOPE ORDINANCE

FOR HILLSIDE DEVELOPMENT

Declarationof Intent. The Village Board has found that

maintenanceand protectionof natural terrain and vegetation

featuresis essentialto the protectionof the generalhealth,

safetyand welfare; protectionof environmentalbalance; and

maintenanceof aestheticquality; thereforespecific regulations

for developmentand density outside conventionalzoning controls

are neededin order to protect the health, safetyand general

welfare of the residentsof the Village. It is for this purpose

that this sectionis enactedto establishappropriatesafeguards,

and standardsto meet the particularproblems associatedwith

developmentof hillside areas,and to insure proper and orderly

developmentthat will. not adverselyaffect the site or adjoining

area as a result of water runoff, disruption of natural plant

and tree growth, or soil movementnot only during the time of

constructionbut as well thereafter,and further to provide for

a safe means of ingressand egressof vehicularand pedestrian

traffic to and within the site and to furnish requiredaccessof

emergencyvehicles thereto.



Requirement. In any applicationsfor subdivisionapproval

on land in residentialzoning districts classifiedB, C, D and

E, where the natural terrain of any lot or parcel or any portion

thereof, has a natural slope of ten (io) percent (a vertical rise

of ten (io) feet in a horizontal distanceof one hundred (ico) feet

or greater,.that lot or parcel or that portion of the lot or parcel

shall be consideredto be in a hillside developmentarea. When

consideringlot design for developmentof land in the hillside

developmentarea, this sectionshall govern, and the site shall

be subject to the following requirements:

a. Yard setbacksshall conform to those of the residential
district having the same requiredminimum area.

b. Prior to PlanningBoard approval of subdivisionplats,
it must be found that all, applicablemeasures,including
those indicatedin the Erosion and SedimentControl
Handbook of the Town of Huntington, which shall be a part
of theserequirements,have beenspecifiedand contained
on the subdivisionapplicationdrawings and plans for the
purposeof controlling conditions during developmentof
the site, including but not limited to the following:

1. Provision for diverting, or containingand dis
charging to the ground, incoming storm runoff
water, to be establishedbefore clearing or
earthmovingis begun, and maintaineduntil
final stabilizationis completed.

2. If any storm runoff water storagearea exists
within the site,.adequatestorageareasor
drainagemeasureswill be provided before the
original areasare renderedineffective.

3. Capturestorageand rechargeof runoff from all
new impervious surfacesshall be provided for
simultaneouslywith the installationof these
new impervious surfaces.

c. The PlanningBoard will make the final determination
of averageslope.
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LI

Lot Yield Criteria. The following criteria are for the

LI determinationof averagegrade, and lot yield to be divided into

LI two categories: flat areasand hilLy areas. Natural gradesof

less than 10% are, for the purposesof this ordinance, flat areas.

Natural gradesof 10% or greatershall be the criteria for estab

lishing “hilly areas”.

LI 1. Determinationof natural averageslope:

LI
The natural averagegrade shall be measuredperpen
dicular to the natural contour lines and shall be the
result of an averagingof measurementsmade at approximately fifty foot intervals.

LI 2. HILLSIDE DEVELOPMENT - LOT REQUIREMENTS

STEEP SLOPE AREA

Natural, Average Street RequiredLot Minimum Lot Yield

U
Slope Percentage Area Factor Width Lot Area FactorGreater Less (Feetj (sq.ft.) GrossThan Than (per acre)

fl 10% 15% 25.9% 100 10,000 3.23U 15% 20% 13.8% 100 1/2 acre 1.72
Any parcel containing a natural slope in excessof 20% shall be
deemedunbuildable.y FLAT AREA

E 10% 25.9% 50 5,000 6.45D 23.6% 75* 8,500 3.92C 15.3% 75* 1/3 acre 2.54B 10.8% 75* 1/2 acre 1.78A 10.7% 150 1 acre .89

*See Special Conditions Chapter91-22 ParagraphD.

3.
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PerformanceProcedureand Standards. Application Submittals;

Building Coverageand Height: A Review by the PlanningBoard.

7. Procedureto determinethe number of lots for that

part of a hillside developmentproperty which is

less than io% in natural averageslope:

The number of lots which will, be allowed in that
portion of a property which is less than 10% in
natural averageslope (the flat area) shall be
determined,by multiplying the total flat area
by the lot yield factor, applying to the minimum
lot area of the residentialdistrict in which the
property is locatec, as found in the Table in the
precedingsection for flat area.

2. Procedureto determine the number of lots for that

portion of a hillside developmentpropertywhich is

10% or greaterin natural averageslope:

The number of lots which will. be allowed in that
• portion of a propertywhich is 10% or greaterin

natural averageslope (the steepslope area) shall
be determinedby calculatingthe natural average
slope percentageand applying the lot yield factor,
from the precedingsection to the total steepslope
areaacreage.

3. The number of lots to be permittedshall be the total.

of the steep—slopeareaand the flat—area, if a flat

area is determinedto exist. If there is no flat area

then the total number of lots shall be those yielded

from the steep-slopearea.

4. The áubdividershall utilize the number of lots deter

mined from the previous calculationsin preparing

subdivisionplate for submissionto the PlanningBoard.

However, in no caseshall residentiallots contain an

area less than the minnum requiredby the zoning

district in which such lots are located0

4



5,, The PlanningBoard may recommendvariation of lot

sizes, within the subdivision in order to adopt a

layout to special conditions, and to accomplish

the intent of the hillside developmentrequirements.

6. The PlanningBoard is empoweredto approvean addi

tional lot or lots when the applicant can prove that

his special combinationof conditions will allow

greateryield than provided for in this section,

provided that all zoning minimum standardsare

strictly adheredto, and the intent of this section

is met. In general, such special combinationof

conditions would be: existing street frontage,

existing drainagefacilities, and favorablecon

figuration of property.

7. Each applicant in a hillside developmentarea shall

submit a drawing indicating the property boundary,

topography, lot layout, and calculationof average

slope to the PlanningBoard for review prior to the

submissionof a preliminary application0

8. In appropriatecasesthe Village Board may direct the

PlanningBoard to review a steepslope parcel for

clusterdevelopmentpursuant to Section7-738 of the

Village Law. In such casesthe PlanningBoard may

approvea density in excessof the calculationsof

this section, but in no case in excessof the yield

factor for flat areas,applied to the gross tract.

5
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Conflict with other Ordinancesand Reulations5 If any

standardor requirementhereins in conflict with any other

ordinance,standardor requirement, the provisions establishing

the more restrictive requirementsshall apply.

6



2- LAND AVAILABLE
FOR DEVELOPMENT

Vacant Individual Lots
VacantSubdividableLots
OversizedOccupiedLots
VacantCommercialLots
Vacant Industrial Lots
Reuse
Under Subdivision

Village of
PORTJEFFERSON

TOWN OF BROOKHVEN

COUNTY OF SUFFOLK, N.Y.n
ical. In fe.t
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Suffolk County Planning Dept.


